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Honorable Ernest Y. Martin
Chair, City Council
City and County of Honolulu

Mr. Chair:

Your Committee on Budget, which considered Resolution 16-70 entitled:

“RESOLUTION APPROVING AND AUTHORIZING THE MAYOR OR THE
MAYOR’S DESIGNEE TO ENTER INTO A DEVELOPMENT AGREEMENT
BETWEEN THE CITY AND COUNTY OF HONOLULU AND HALEWAI’OLU
SENIOR DEVELOPMENT, LLC, FOR THE DEVELOPMENT OF A SENIOR
AFFORDABLE RENTAL PROJECT AND COMMUNITY CENTER AT 1331-1 347
RIVER STREET (TMK (1) 1-7-006:012),”

transmitted by Communication D-758 (2015), dated November 6, 2015, from the
Department of Community Services, reports as follows:

The purpose of this Resolution is to approve and authorize the Mayor or the
Mayor’s designee to enter into a development agreement between the City and County
of Honolulu and Halewai’olu Senior Development, LLC, for the development of a
senior affordable rental project and community center at 1331-1347 River Street
(TMK No. (1) 1-7-006:012).

The Director of the Department of Community Services testified in support of the
Resolution noting that should the Council authorize the Mayor or his designee to
execute the agreement, the Department is prepared to comply with the conditions of the
agreement, including the conditions set forth in the CD1. He also noted that the
Department will provide the Council with the ground lease with the developer for
approval by the Council.
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The Executive Assistant from the Office of Strategic Development provided
handouts regarding the project including information, background, and the estimated
cost and timeline of the project. She also stated that the developer would need to
comply with a number of conditions such as an environmental assessment and federal
assessment requirements due to the use of Community Development Block Grant
funds.

Representatives of the development company for the project provided a
presentation and the proposed plans for the project. The representatives noted that
once the developer was selected, it gathered input from community to determine how
the design can better fit into the surrounding neighborhood.

Your Committee received testimony from six individuals in support, two
individuals in opposition, and five individuals offering comments on the Resolution.

Written testimony was also received from the following institutions, organizations,
and governmental agencies:

• Hawaiian Memorial Life Plan, Ltd. (support)
• Pacific Resource Partnership (support)
• Hawaii Construction Alliance (support)
• Lum Sai Ho Tong (comments)
• Chinatown Community Center Association (support)
• Hawaii Regional Council of Carpenters (support)
• UNITE HERE Local 5 (support)
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Your Committee considered a hand-carried proposed CDI of the Resolution and
after further deliberation approved a CD1 version which makes the following
amendments:

A. Amends the BE IT RESOLVED clause to condition the approval of the
Development Agreement on the inclusion of the following amendments to
Development Agreement:

a. Item 4.3 — Environmental Review: As part of the requirement that
the developer conduct an Environmental Assessment (“EA”) or
Environmental Impact Statement (“EIS”), include a condition that
the EA or ElS evaluate appropriate setbacks or distance from the
neighboring crematory stacks that would be considered appropriate
for the siting of a senior rental housing facility adjacent to a
mortuary.

b. Item 4.23 — Hazardous Materials Assessments: The Phase 1
environmental site assessment (and Phase 2 environmental site
assessment if conducted), including all reports, surveys and/or
studies triggered by the Phase 2 environmental site assessment
shall be submitted to the City Council and City administration upon
completion.

c. Item 4.28 — Termination for Infeasibility: If the developer is not able
to develop a senior rental housing facility and community center
due to any conditions arising under Item 4.28.1 (successful
elimination from the Property of Hazardous Materials or the
successful elimination or control of adverse geotechnical conditions
if any such materials or conditions are discovered), or 4.28.2

• (receipt of all necessary federal, state and local governmental
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approvals and permits, including the lease, environmental reports
and statements, entitlements, affordable housing regulatory
agreements and governmental financing agreements on terms and
conditions that would normally be acceptable to a prudent
developer of affordable housing in a similar marketplace and for a
project similar to the Project), the Developer shall provide to the
City Council and to the City administration its recommendations for
any changes in facility use or the target populations to be served by
the proposed development at the project site before taking further
action.

d. Item 6.15: Developer shall have complied with any additional
requirements imposed by the City Council in its review and
acceptance of the Development Agreement.

B. Adds a new BE IT FURTHER RESOLVED clause which reads as follows:

BE IT FURTHER RESOLVED that the Council approves the
Development Agreement with the understanding that the Lease shall
include the following conditions suggested by the neighboring landowners:

The makai residential tower must be located at least thirty feet
mauka from the parking podium’s edge;

2. The Project improvements facing in the Diamond Head direction
must be set back at least three feet, one inch, from the Project’s
eastern boundary line, and the Project must include ventilation
openings, which must be evenly spaced throughout the first three
floors, on the makai side of the garage wall;
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3. The makai garage wall facing the Lum Sal Ho Tong Temple must
have a minimum ten foot setback; and

4. The makai garage wall must have a living plant installation;

C. Makes miscellaneous technical and nonsubstantive amendments.

Your Committee on Budget is in accord with the intent and purpose of
Resolution 16-70, as amended herein, and recommends its adoption• in the form
attached hereto as Resolution 16-70, CD1. (Ayes: Kobayashi, Fukunaga, Manahan,
Ozawa, Pine —5; Noes: None.)

Respectfully submitted,

CWmmitteeCh ir

At the 5/4/16 Council meeting, the Resolution was further amended and
subsequently adopted as Resolution 16—70, CD1, FIJi.
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SUMMARY OF PROPOSED COMMITTEE DRAFT:

Resolution 16-70

APPROVING AND AUTHORIZING THE MAYOR OR THE MAYOR’S DESIGNEE TO
ENTER INTO A DEVELOPMENT AGREEMENT BETWEEN THE CITY AND COUNTY

OF HONOLULU AND HALEWAI’OLU SENIOR DEVELOPMENT, LLC, FOR THE
DEVELOPMENT OF A SENIOR AFFORDABLE RENTAL PROJECT AND

COMMUNITY CENTER AT 1331-1347 RIVER STREET (TMK(1) 1-7-006:012)

The proposed CD1 adds the following:

A. Amends the BE IT RESOLVED clause to condition the approval of the
Development Agreement on the inclusion of the following amendments to
Development Agreement:

a. Item 4.3— Environmental Review: As part of the requirement that the
developer conduct an Environmental Assessment (“EN’) or Environmental
Impact Statement (“EIS”), include a condition that the EA or ElS evaluate
appropriate setbacks or distance from the neighboring crematory stacks
that would be considered appropriate for the siting of a senior rental
housing facility adjacent to a mortuary.

b. Item 4.23 — Hazardous Materials Assessments: The Phase 1
environmental site assessment (and Phase 2 environmental site
assessment if conducted), including all reports, surveys and/or studies
triggered by the Phase 2 environmental site assessment shall be
submitted to the City Council and City administration upon completion.

c. Item 4.28 — Termination for Infeasibility: If the developer is not able to
develop a senior rental housing facility and community center due to any
conditions arising under Item 4.28.1 (successful elimination from the
Property of Hazardous Materials or the successful elimination or control of
adverse geotechnical conditions if any such materials or conditions are
discovered), or 4.28.2 (receipt of all necessary federal, state and local
governmental approvals and permits, including the lease, environmental
reports and statements, entitlements, affordable housing regulatory
agreements and governmental financing agreements on terms and
conditions that would normally be acceptable to a prudent developer of
affordable housing in a similar marketplace and for a project similar to the
Project), the Developer shall provide to the City Council and to the City
administration its recommendations for any changes in facility use or the
target populations to be served by the proposed development at the
project site before taking further action.
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d. Item 6.15: Developer shall have complied with any additional
requirements imposed by the City Council in its review and acceptance of
the Development Agreement.

B. Adds a new BE IT FURTHER RESOLVED clause which reads as follows:

BE IT FURTHER RESOLVED that the Council approves the Development
Agreement with the understanding that the Lease shall include the following
conditions suggested by the neighboring landowners:

1. The makai residential tower must be located at least thirty feet mauka
from the parking podium’s edge;

2. The Project improvements facing in the Diamond Head direction must be
set back at least three feet, one inch, from the Project’s eastern boundary
line, and the Project must include ventilation openings, which must be
evenly spaced throughout the first three floors, on the makai side of the
garage wall;

3. The makai garage wall facing the Lum Sai Ho Tong Temple must have a
minimum ten foot setback; and

4. The makai garage wall must have a living plant installation;

C. Makes miscellaneous technical and nonsubstantive amendments.
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RESOLUTION

APPROVING AND AUTHORIZING THE MAYOR OR THE MAYOR’S DESIGNEE TO
ENTER INTO A DEVELOPMENT AGREEMENT BETWEEN THE CITY AND COUNTY
OF HONOLULU AND HALEWAIOLU SENIOR DEVELOPMENT, LLC, FOR THE
DEVELOPMENT OF A SENIOR AFFORDABLE RENTAL PROJECT AND
COMMUNITY CENTER AT 1331 -1 347 RIVER STREET (TMK (1) 1-7-006:012).

WHEREAS, in September of 2013, the Council of the City and County of
Honolulu (the “City Council”) adopted Resolution 13-167, CD1, FD1, which urged the
Administration to issue a Request for Proposals for a senior housing complex together
with a low-rise community center on the city-owned property located at 1331-1 347 River
Street, Honolulu, HawaN, and further identified as Tax Map Key No. (1) 1-7-006:012 (the
“Property”); and

WHEREAS, pursuant to said Resolution and Section 28-3.4 of the Revised
Ordinances of Honolulu 1990, as amended (“ROH”), on July 3, 2014, the Department of
Community Services issued a Request for Proposals — Halewaiolu Residences (“RFP”)
to solicit proposals from qualified entities for the long-term leasehold interest in the
Property to provide housing for low to mqderate income households and a senior
community center; and

WHEREAS, on or before September 5, 2014, developers submitted their
development proposals in response to the RFP, and subsequently on or before
November 17, 2014, the qualified developers submitted their Best and Final Offers to
the City; and

WHEREAS, the City’s Evaluation Committee evaluated the proposals and Best
and Final Offers, as well as the proposer’s responses to additional questions posed by
the City; and

WHEREAS, on April 6, 2015, the City notified The Michaels Development
Company I, L.P. (“Michaels”) that its proposal was identified as the most advantageous
to the City based on the criteria set forth in the REP; and

WHEREAS, the City and Michaels began negotiating the terms of a Development
Agreement and Lease for the affordable senior housing project with a community
center, known as Halewaiolu Residences (the “Project”), and recently agreed to the
terms of the Development Agreement and reached substantial agreement on the terms
of the Lease, as provided in the form of the Development Agreement attached hereto as
Exhibit “A” (which includes the form of Lease); and

OCS2O16-0347/4/4/2016 10:59 AM 1 Attachment to CR—1O1



CITY COUNCIL
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RESOLUTION

WHEREAS, on November 6, 2015, in accordance with Section 28-3.4(c)(2),
RON, a written public report was submitted to the City Clerk identifying Michaels’
proposal as the top-rated proposal and the results of the City’s negotiations with
Michaels regarding the proposed project; and

WHEREAS, Michaels has formed, registered and designated Halewaiolu Senior
Development, LLC, a Hawaii limited liability company (“Developer”), to enter into the
Development Agreement and Lease with the City; and

WHEREAS, the Developer seeks a 65-year Lease term with the option to extend
the term up to a total of 75 years upon mutual agreement with the City to comply with
the affordability requirements of the Developer’s potential funding sources; and

WHEREAS, the proposed development will consist of at least 151 affordable
residential rental units for seniors age 62 and older, in two multi-story towers with a
common elevator core, a parking garage, and a recreation deck and rooftop garden for
the residents and their guests; and

WHEREAS, the affordable rental units will all be rented to seniors with incomes
below 80% of the U.S. Department of Housing and Urban Development (“HUD”) area
median income levels for the City and County of Honolulu, with the vast majority of the
units dedicated to seniors with incomes below 60% of the HUD area median income
level; and

WHEREAS, the Project will also consist of a community center that will be open
to the general public and commercial space that will primarily target and serve persons
who reside or work in the surrounding neighborhood, and shall not promote or facilitate
illegal activity or create a nuisance; and

WHEREAS, as provided in the RFP, the Developer will be paying the City
nominal lease rent equal to $1,614.00 per year during the first 30 years of the Lease
term, which equates to (a) no lease rent for the affordable rental portion of the Property;
(b) $1,180.00 per year for the community center portion of the Property; and (c) $434.00
per year for the commercial portion of the Property, with modest rent increases at
regular intervals thereafter; and

WHEREAS, pursuant to Section 28-3.4(g), RON, the Lease and Development
Agreement must be submitted to the City Council for approval by resolution, provided
that the Lease may be submitted for City Council approval separately from and
subsequent to the Development Agreement; and

OCS2O16-0347/4/4/2016 10:59 AM 2
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RESOLUTION

WHEREAS, Section 28-3.4(g), ROH also provides that the Development
Agreement shall indicate the studies and design work which must be satisfactorily
carried out and approved as a condition to the execution of the Lease; and

WHEREAS, in accordance with Section 28-3.4(g), the City and Developer intend
to submit a separate Resolution seeking City Council approval and authorization to
enter into the Lease after the Developer has satisfied all conditions to the execution of
the Lease set forth in the Development Agreement; now, therefore,

BE IT RESOLVED by the Council of the City and County of Honolulu that:

The Development Agreement is hereby approved substantially in the form
attached hereto as Exhibit “A” subject to the Development Agreement being
amended prior to execution to include the following amendments as described
below:

a. Item 4.3 — Environmental Review: As part of the requirement that the
developer conduct an Environmental Assessment (“EA”) or Environmental
Impact Statement (“EIS”), include a condition that the EA or ElS evaluate
appropriate setbacks or distance from the neighboring crematory stacks
that would be considered appropriate for the siting of a senior rental
housing facility adjacent to a mortuary;

b. Item 4.23 — Hazardous Materials Assessments: The Phase 1
environmental site assessment (and Phase 2 environmental site
assessment if conducted), including all reports, surveys and/or studies
triggered by the Phase 2 environmental site assessment shall be
submitted to the City Council and City administration upon completion;

c. Item 4.28 — Termination for Infeasibility: If the developer is not able to
develop a senior rental housing facility and community center due to any
conditions arising under Item 4.28.1 (successful elimination from the
Property of Hazardous Materials or the successful elimination or control of
adverse geotechnical conditions if any such materials or conditions are
discovered), or 4.28.2 (receipt of all necessary federal, state and local
governmental approvals and permits, including the lease, environmental
reports and statements, entitlements, affordable housing regulatory
agreements and governmental financing agreements on terms and
conditions that would normally be acceptable to a prudent developer of
affordable housing in a similar marketplace and for a project similar to the
Project), the Developer shall provide to the City Council and to the City

0CS2016-0347/4/4/2016 10:59 AM 3



4th CITY COUNCIL
CITY AND COUNTY OF HONOLULU

HONOLULU, HAWAII No. -

RESOLUTION

administration its recommendations for any changes in facility use or the
target populations to be served by the proposed development at the
project site before taking further action; and

d. Item 6.15: Developer shall have complied with any additional requirements
imposed by the City Council in its review and acceptance of the
Development Agreement; and

2. The Mayor or the Mayor’s designee is hereby authorized to:

a. Execute the Development Agreement in substantially the form attached
hereto as Exhibit “A” conditioned upon the Development Agreement being
amended prior to execution to include the above described amendments
to the Development Agreement; and

b. Execute any incidental or related agreements or documents necessary to
carry out the project described above, as long as such documents do not
increase either directly or indirectly the financial obligation of the City, and
except for the Lease between the City and the Developer which shall
require the City Council’s approval; and

BE IT FURTHER RESOLVED that the Council approves the Development
Agreement with the understanding that the Lease shall include the following conditions
suggested by the neighboring landowners:

1. The makai residential tower must be located at least thirty feet mauka from the
parking podium’s edge;

2. The Project improvements facing in the Diamond Head direction must be set
back at least three feet, one inch, from the Project’s eastern boundary line, and
the Project must include ventilation openings, which must be evenly spaced
throughout the first three floors, on the makai side of the garage wall;

3. The makai garage wall facing the Lum Sai Ho Tong Temple must have a
minimum ten foot setback; and

4. The makai garage wall must have a living plant installation; and

0C52016-034714/412016 10:59 AM 4
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RESOLUTION

BE IT FINALLY RESOLVED that copies of this Resolution be transmitted to the
Director of the Department of Budget and Fiscal Services, Director of the Department of
Community Services, and Halewaiolu Senior Development, LLC, 737 Bishop Street,
Suite 1520, Honolulu, Hawaii 96813.

INTRODUCED BY:

Ernest Martin (BR)

DATE OF INTRODUCTION:

March 16, 2016 _____________________
Honolulu, Hawaii Councilmembers

OCS2Q16-0347141412016 10:59 AM 5



DEVELOPMENT AGREEMENT

HALEWAI’OLU SENIOR RESIDENCES
HONOLULU, OAHIJ, HAWAII

THIS DEVELOPMENT AGREEMENT (this “Agreement”) is made as of
the — day of _______________, 2015 (the “Effective Date”), by and between
the CITY AND COUNTY OF HONOLULU, a municipal corporation of the State of
HawaN, with its principal plade of business and mailing address at Honolulu Hale,
530 South King Street1 Honolulu, Hawaii 96813 (the ‘~Qik”) and HALEWAI’OLU
SENIOR DEVELOPMENT, LLC, a limited liability company formed under the
laws of Hawaii, with its principal place of business in Hawaii and mailing address
for purposes of this Agreement at 737 Bishop Street, Suite 1520, Honolulu,
Hawaii 96813, Federal Tax Identification No:47-3943334, State Tax Identification
No: W51493915-O1 (the “Developer”).

This Agreement sets forth the terms, covenants and conditions pursuant
to which: (I) Developer will obtain a right of entry and investigate the feasibility of
financing and developing the Project (defined below); (ii) upon satisfaction of
certain conditions precedent, including, without limitation, closing of financing for
the Project and the compliance by Developer of all applicable laws, including,
without limitation, compliance with the requirements of Chapter 343
(Environmental Impact Statements) of the Hawaii Revised Statutes, as amended
(“HRS”), the City will lease to Developer, and Developer will lease from the City,
certain real property located at 1331 -1 347 River Street, Honolulu, Oahu, Hawaii,
designated as Tax Map Key No. (1) 1-7-006-01 2, more particularly described on
Exhibit A attached hereto (the “Property”) and generally depicted on the map
attached hereto as Exhibit B; and (iii) Developer will develop, construct, manage
and operate upon such Property an affordable rental housing project for seniors
who are “Qualified Tenants” (defined below), together with a community center
and other components (the “Proiect”) more particularly described in Article 2 of
this Agreement.

Background

The City owns the Property and issued a Request for Proposals CREE”)
on July 3, 2014, for the development of the Property. The City established a
committee (the “Evaluation Committee”) to evaluate all timely submitted
proposals based on evaluation criteria described in the RFP. Several proposals,
including the proposal dated September 5, 2014, submitted by Developer, were
submitted.

On November 10, 2014, the Evaluation Committee held discussions with
and heard presentations from the top proposers, who were each notified to
submit (1) a Best and Final Offer by November 17, 2014, and (2) responses to
additional questions by February 12, 2015 (items (1) and (2), collectively, the

November 8, 2015
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“BAFO”). Each of those proposers timely submitted its BAFO to the City, and
Developer’s proposal, as modified by Developer’s. BAFO (Developer’s original
proposal, as modified by its BAFO, is called ‘teveloler’s Proøosar’), was
identified by the City as most advantageous to the City based on the evaluation
criteria set forth in Section IV.2 of the RFP.

The City notified Developer of its determination on April 6, 2015, and on
November 6, 2015, a report was filed with the City Clerk pursuant to Section 28-
3.4(c)(2) of the Revised Ordinances of Honolulu 199D, as amended (“ROH”),
regarding the selection of. and results of negotiations with, Developer.

By letter dated November 6, 2015, from the Director of the City’s
Department of Community Services (~DCS”) to the Chair and Members of the
City Council of the City and County of Honolulu (collectively, the “City Council”),
the following document, among others, was presented to it for consideration:
Resolution 15-_ authorizing the City’s execution of this Agreement. Included
in the other documents presented to the City Council was Developers Proposal.
Resolution 15-_was adopted by the City Council on ____________ 20.

The Lease intended to be entered into between the City and Developer
upon satisfaction of certain conditions under this Agreement is substantially in
the form attached hereto as Exhibit C. The City shall present the final version of
the Lease to the City Council for consideration and approval by separate
resolution in accordance with Section 6.3 of this Agreement. The Lease, as
finally negotiated, shall hereinafter be referred to as the “Lease:’

Now, therefore, for good and valuable consideration, including the mutual
rights and obligations stated in this Agreement, the City and Developer hereby
covenant and agree as follows:

Agreement

The opening paragraphs and Background provisions set forth above, and all
Exhibits attached to this Agreement, are hereby incorporated herein and made a
part of this Agreement.

ARTICLE 1. PROPERTY DESCRIPTION

1.1 Description. The Property is generally identified as of the Effective
Date as Tax Map Key No.: (1) 1-7-006-012, with a land area of 26,925 square
feet. A legal description and map of the Property are attached hereto as Exhibit
A and Exhibit B, respectively.

1.2 Land Use Desiønation and Zoning. The Property is designated on
the City’s Primary Urban Center Development Plan Land Use Map for medium
and higher-density mixed use development. Under the Land Use Ordinance of
the City and County of Honolulu, found in ROH Chapter 21, as amended (“LUO”),
the Property is zoned BMX-4 Central Business Mixed Use district.

November 6, 2015 2
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1.3 Leasehold Interest. Subject to certain conditions precedent
described in this Agreement, including, without limitation, closing of Developer’s
financing for the Project costs, Developer’s compliance with the requirements of
HRS Chapter 343, and City Council approval of the Lease, the City will lease the
Property to Developer, and Developer will lease the Property from the City, for
the Project for a term of sixty-five (65) years, pursuant to and in accordance with
the Lease. Upon terms and conditions agreed to by the parties, the final form of
the Lease may provide that the Lease term be extended for a period not to
exceed seventy-five (75) years in total.

1.4 “AS IS. WHERE IS”. Except as otherwise expressly provided in
this Agreement or the Lease, Developer shall accept the Property in its “AS-IS,
WHERE-IS AND WITH ALL FAULTS” condition, without any express or implied
warranties or representations of any kind whatsoever, whether oral or written,
express or implied, from the City or any officers, agents, assigns, employees,
consultants and/or contractors, or persons acting for or on its behalf, contained or
addressed in any materials (including, but not limited to, the completeness
thereof), including, but not limited to: the condition of the soil, subsoil, surface or
other physical condition of the Property; the existence or nonexistence of
hazardous or toxic materials, wastes or substances or archaeological matters,
including without limitation, access, and gathering rights, trails, fishing rights,
burial sites and sites of religious significance; the fitness or suitability of the
Property for any particular use or purpose; applicable restrictive covenants,
governmental laws, rules, regulations, and limitations; the zoning, subdivision,
use, density, location or development of the Property; the necessity or availability
of any rezoning, zoning variances, conditional use permits, special management
area permits, building permits, environmental impact statements and other
governmental permits, approvals or acts; the physical condition of the Property,
including, without limitation, the structural elements, if any, appurtenances,
access, landscaping, and any electrical, mechanical, plumbing, sewage and
utility systems, facilities and appliances; the Property’s compliance with any
building code, Occupational Safety and Health Administration laws and
regulations, the Americans with Disabilities Act of 1990, as amended, and other
laws, statutes, regulations or ordinances; the size, dimension, or topography of
the Property, including, without limitation, any flood hazard area or tsunami
inundation area, any surface, soil, geologic, hydrologic, or groundwater
conditions or other physical conditions and characteristics of or affecting the
Property or adjoining land, such as aircraft overflight, traffic, drainage, flooding,
erosion, air, water or minerals; the availability or adequacy of water, sewage,
gas, electrical or other utilities serving the Property; and the Property’s
investment value or resale value.

Developer further acknowledges and agrees that it will be given the
opportunity to inspect the Property, and Developer is relying solely on its own
investigation of the Property and not on any information provided or to be
provided by the City, except with respect to any of the City’s warranties and
representations expressly stated in this Agreement or the Lease.
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Developer further acknowledges and agrees that any information with
respect to the Property was obtained by Developer from a variety of sources and
that the City has not made, and has no duty to make, any independent
investigation or verification of such information and makes no representations as
to the accuracy or completeness of such information.

Developer acknowledges and agrees that the City is not responsible for
the engineering or construction of any of the existing improvements on the
Property.
ARTICLE 2. PROJECT SCOPE

2.1 Proiect Description. The Project is described more particularly in
Section 2.2 below and shall be developed in compliance with the “Prolect
Documents,” which comprise the Lease, this Agreement, the RFP and any
addenda issued thereto, and Developer’s Proposal, which includes the BAFO.
All of the Project Documents are incorporated into this Agreement by this
reference and made a part hereof. In the event of any conflicts or
inconsistencies among the Project Documents, the following shall control, in the
following order of priority:

First Priority — the Lease;
Second Priority —this Agreement;
Third Priority — Developer’s Proposal, with Developer’s BAFO
having priority over Developer’s original proposal: and
Fourth Priority — the RFP.

2.2 Key Proiect Components. Developer shall design, construct,
manage and operate the Project in accordance with the Project Documents. The
purpose of the Project is to provide affordable residential rental units for seniors
who are Qualified Tenants. Subject to Section 2.2.10, the key components of the
Project are set forth below.

2.2.1 Residential Units: There shall be 151 iffordable residential
rental units for seniors who are Qualified Tenants (the “Units”) plus one unit for
an on-site staff member (“Staff Unit”).

2.2.2 ‘Oualified Tenants”: Persons who are 62 years of age or
older and who meet the income limitations for occupancy set forth below;
provided, however, that Developer shall be permitted, from time to time and with
the approval of the City, to rent the Units to persons who are 55 years of age or
older and who meet the income limitations for occupancy set forth below if
Developer is unable to rent any of the Units to persons who are 62 years of age
or older after using commercially reasonable marketing and leasing efforts
described in the rental program approved by the City.

2.2.3 Unit Mix: The Units shall be rented to Qualified Tenants in
accordance with the following income and Unit mix; provided, however, the below

P4ovember6, 2015 4
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shall be deemed a “ceiling.” Developer shall rent 100% of the Units in the Project
to Qualified Tenants with incomes at or below 80% of the area median income
for the City and County of Honolulu, adjusted for family size (“AMI”), as
determined by the United States Department of Housing and Urban Development
(“HUD”). No fewer than 89% of the total number of Units shall be rented to
Qualified Tenants with incomes at or below 60% AMI, and no fewer than 5% of
the total number of Units shall be rented to Qualified Tenants with incomes at or
below 30% AMI.

Approx. No. Type of (No.) AMI Levels,
of Units Bedroom Unit as determined by HUD

8 1 30%
117 1 60%
12 1 80%
10 2 60%
4 2 80%

Total 151

2.2.4 Parking and Loading. A three-story parking structure, to
include a total of 75 parking stalls, at least 10 of which shall be reserved for
persons with disabilities in compliance with the Americans with Disabilities Act,
as amended (“ADA”), and one (1) loading space (located on the ground floor), all
in compliance with the LUO and other applicable law. Use of the parking stalls
and loading space shall be restricted to residents, commercial tenants,
Community Center (defined below) visitors, and other approved guests.
Developer shall not charge residents and their guests for such use without the
prior review and written approval of the City, which the City may withhold in its
reasonable discretion. Developer may charge Community Center visitors,
commercial tenants and other approved guests for parking at reasonable, fair-
market rates upon notice to the City. Public parking shall not be allowed, with or
without charge, without prior review and written approval of the City, which the
City may withhold in its sole and absolute discretion.

2.2.5 Resident Amenities. The following amenities shall be
available exclusively for residents and their guests:

2.2.5.1 A recreation deck on the rooftop of the parking
structure.

2.2.5.2 An approximately 4,000 square foot rooftop garden
on the rooftop of the Community Center.

2.2.5.3 Computer stations located in a multi-purpose room
or other similar common area within the residential tower.

2.2.6 Community Center. A community center of approximately
10,453 square feet (the “Community Center”) at the ground floor along the main
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entry to the residences. The Community Center will include a “Great Room’ for
events, a warming kitchen, and other activity and meeting spaces for small scale
programs and services. Developer shall coordinate with community
organizations and governmental agencies for services and programs to be
provided or that may be permitted at the Community Center.

2.2.7 Retail SDace. Developer will provide retail shop space
comprising an area of approximately 1,922 square feet configured as two to four
small shops with rents to be offered at below-market pricing. The retail space
shall primarily target and serve persons who reside or work in the surrounding
neighborhood, and shall not promote or facilitate illegal activity or create a
nuisance.

2.2.8 Project Name. The Project shall be called ~Halewai’olu
Senior Residences.” Developer shall not change the name by which the Project
is known or identified without the prior written approval of the City.

2.2.9 Commitment to Chinatown Character. The Project is
intended to preserve, protect, promote and enhance the history, character and
cultural heritage of the area in which the Property is located (the “Chinatown
Character”). Although the Property is not located in the Chinatown Special
District, the Project Design, to the extent practicable, shall be generally
consistent with the objectives of the Chinatown Special District as set forth in the
LUO, to ensure that the Project Design achieves the Chinatown Character.

2.2.10 Modifications. The exact number of Units, Unit mix, Unit
affordability mix, square footages, amenities and mixed-use components may be
adjusted upon the request of the Developer and reasonable approval of the City
based upon the results of Developer’s due diligence permitted under Section 4.1
of this Agreement, the requirements of Developer’s lenders and investors, and
feedback from governmental authorities, community groups and public
stakeholders during the design, environmental review and entitlement process.
By way of example only, the City and Developer hereby agree that it shall be
reasonable for the parties to adjust the Project components as provided for in this
Agreement, to the extent necessary to comply with any affordable housing
regulatory agreement or similar restrictive conditions or covenants imposed by a
governmental agency to be recorded against the Property. Any such
modifications shall not significantly deviate from Developer’s Proposal and shall
be made prior to the submission of the Lease to the City Council for approval,
and the final details of all Project components shall be incorporated into such
Lease.

2.3 Project Timeline. Developer acknowledges and agrees that there is
a critical shortage of affordable housing in the City for Qualified Tenants and that
it is a material condition of this Agreement for the benefit of the City that
Developer develop, construct, complete, manage and operate the Project in
accordance with the development schedule attached hereto as Exhibit D (the
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“Development Schedule”), subject to the terms, conditions and contingencies set
forth in this Agreement. Prior to the execution of the Lease, the Development
Schedule shall be updated and a copy shall be provWed to the City.

2.4 Proiect Financing. Developer estimates that, as of the date of
Developer’s Proposal, the cost to develop and construct and complete the
Project is approximately $48,857,455. Subject to the contingencies set forth in
this Agreement, Developer shall secure financing adequate to develop, construct
and complete the Project prior to the execution of the Lease, substantially in
accordance with the budget attached hereto as Exhibit E, as may be amended
(the “Budget”). Prior to the execution of the Lease, the Budget shall be updated
in accordance with Project financing to be obtained upon the execution of the
Lease and a copy shall be provided to the City.

2.5 Proiect Design.

2.5.1 Condominium Property Regime. Subject to the terms and
conditions of this Agreement, Developer shall design and construct the Project in
accordance with this Agreement and Developer’s Proposal (the “Proiect
Design”). Should Developer desire to submit the Property to a condominium
property regime pursuant to Chapter 514B, FIRS in order to finance the Project,
which would require that the City submit its fee simple interest in the Property to
the condominium property regime, the City will consider the same but may
withhold its consent and agreement to the same in its sole and absolute
discretion.

2.5.2 Community Design Goals. Subject to Section 2.2.10, the
Project design shall be sensitive to the surrounding community and incorporate
the following design goals to the extent feasible and reasonably practicable:

2.5.2.1 The Project shall set back from the Property
line abutting the Lum Sal Ho Tong Temple with building heights graduated
from lowest heights on the makai boundary to higher heights on the mauka
boundary.

2.5.2.2 Building faces particularly on the makai
boundary shall be softened with landscaping or other features, as
appropriate.

2,5.2.3 Flexible design of the Community Center to
enable performances and other cultural events.

2.6 Indigenous Plants. The Project shall utilize indigenous species of
plants for its landscaping whenever and wherever reasonably feasible.

ARTICLE 3. TERM OF DEVELOPMENT AGREEMENT
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3.1 This Agreement shall be effective commencing as of the Effective
Date and shall terminate on the earliest to occur of: (a) all Units have been
rented and are occupied by Qualified Tenants; (b) December 31, 2020 (the
“Completion Date”), which Completion Date is subject to extension in the event of
Force Majeure (as defined in Section 14.11 below) or as otherwise provided
herein; and (a) the earlier termination of this Agreement pursuant to the terms
and conditions hereof. If entitlement, financing or market conditions warrant, City
may. in its reasonable discretion, grant Developer an extension of the
Completion Date, provided that Developer has made and is making meaningful
and substantial progress toward the entitlement, financing and completion of the
applicable Units. Developer shall construct the Units in an expeditious manner.

ARTICLE 4. DEVELOPER’S OBLIGATIONS

Developer agrees that, commencing as of the EffectiveDate, it will undertake the
Project so that the Project is completed and operational (i.e., all Units available
for rental) on or before the Completion Date, subject to the terms and conditions
hereof.

4.1 Due Diligence. Developer shall have the right to perform such due
diligence as it deems necessary commencing upon the earliest of: (a) the
Effective Date; (b) the date the City has provided Developer with copies of the
City Documents, as such term is defined in Section 4.1.1; and (c) the date the
City issues to Developer a letter of intent under ROK Section 28-3.4(e) (the
“Letter of Intent”) indicating that Developer may proceed at its own expense and
risk to initiate and undertake such studies with respect to the Property as
Developer may wish. Developer may conduct such due diligence until sixty (60)
c&endar days after the Effective Date. Due diligence shall be conducted in
accordance with the terms of this Agreement and the Letter of Intent.

4.1.1 Developer shall be solely responsible for all items necessary
to develop, construct, complete, manage and operate the Project, including but
not limited to all due diligence investigations, cost to repair damage to the
Property caused by Developer’s due diligence investigations, title and survey
review, conveyance documents, all costs and expenses, including closing costs,
planning costs, onsite and offsite improvements, rezoning, installation and
connection of utilities to the Project and cutting, filling and finish grading of the
Property. Developer shall also be responsible for conducting all engineering,
architectural, archaeological inventory assessments and surveys, and
environmental impact assessments and statements related to the Property or
existing improvements, or required by the Project or this Agreement, regardless
of whether the applicable laws impose the obligation to perform the same on the
City or Developer, and on-site and off-site infrastructure requirements. The City
shall provide the following documents within five (5) Business Days following the
Effective Date (the “City Documents”):

• an estimate of value dated February 21, 2014, prepared by the City
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Department of Design and Construction.

• field inspection report dated August 11, 2011, prepared by the City
Department of Design and Construction;

• 2 maps: one plat map and one topographical map;

• sewer connection application dated January 27, 2014;

• leases for the following tenants:

o Miki’s Florist;

o Uptown Café, Inc.;

o Lloyd M. Nakasone;

o HANAGASA LLC, dba HANAGASA Inn

Developer shall be responsible for the costs of reproduction. In providing such
information, City makes no representation or warranty as to the accuracy or
completeness of the information provided. Any reliance on this information by
Developer shall be entirely at Developers own risk, and the City shall bear no
responsibility or liability therefor.

4.1 .2 Within sixty (60) calendar days after the Effective Date,
Developer shall notify the City in writing of Developers acceptance of the
Property or its objections to specifically identified conditions of the Property
(“Obiection Notice”). Upon receipt of an Objection Notice, the City shall have
fifteen (15) calendar days (the “City Cure Period”) in which to cure, or to agree to
cure prior to the closing of the Lease, the objectionable conditions specified in
the Objection Notice and to notify Developer of such cure or agreement to cure.
Alternatively, the City may elect not to cure, or agree to cure, such objectionable
conditions within such period by notifying Developer of such election not to cure
within the City Cure Period. If the City fails to cure or to agree to cure such
objectionable conditions, whether by written notification or lack of a written
response to Developer within the City Cure Period, Developer shall have thirty
(30) calendar days following the last day of the City Cure Period either: (a) to
terminate this Agreement, or (b) to waive the objectionable conditions and
continue to proceed under the terms of this Agreement. If Developer does not
respond as specified, Developer shall be deemed to have elected to terminate
this Agreement. Any such termination or cancellation of this Agreement by
Developer under this Section 4.1.2 shall be without liability, penalty or
compensation to either party.

4.2 Copies of Due Diligence to the City. Unless obtained prior to the
Effective Date within three (3) Business Days of receipt by Developer of any
non-confidential or non-proprietary due diligence documents obtained from
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sources other than the City, including without imitation surveys, property
inspection reports, title reports, studies, data, evaluations and analyses, received
by Developer, Developer shall provide one (1) electronic copy to the City.
Developer shall share with the City all non-confidential, non-proprietary
documents relating to the Property or Project obtained by it prior to the Effective
Date promptly following Developer’s receipt thereof.

4.3 Environmental Review. Developer will satisfy all environmental
review requirements for the Project pursuant to Chapter 343, [IRS. Such
environmental review shall include, but not be limited to, the preparation of an
Environmental Assessment or Environmental rmpact Statement, to the extent
required and not exempt under the terms of Chapter 343, HRS, and compliance
with the rules and regulations of the Office of Environmental Quality Control
(“OEQC”). Developer shall be solely responsible for complying with the
requirements set forth in Chapter 343, HRS. If federal funds are used in the
Project, all required federal environmental requirements must also be satisfied by
Developer. All costs associated with the environmental review shall be the
responsibility of Developer. The requirements of this Section 4.3 must be
satisfied and the applicable challenge periods under Chapter 343, HRS must
have expired without a challenge being filed before the Lease can be executed.

4.4 No Strip or Waste: Permitted Uses. Developer shall use and allow
the use of the Property and the Project ánly as permitted under all applicable
laws, including the LUQ, unless waived or modified by the Exemptions (defined
below), and shall not make, permit or suffer any spoil, nuisance, strip or waste or
unlawful, improper, or offensive use of the Property or the Project.

4.5 Construction Industry Standards. All construction shall be
performed according to construction industry standards and in a good,
workmanlike manner.

4.6 ApDointment of a Development Manager. Subject to the terms and
conditions of this Agreement, Developer shall devote commercially reasonable
effort and energy to the development of the Project. Developer hereby appoints
Monika Mordasini-Rossen and Karen Seddon as its development managers
(each a “Development Manager”). Any changes or substitutions of said
Development Managers shall be subject to the reasonable approval by the City;
provided that if any full-time employee of Developer is substituted as a
Development Manager, such substitution shall not require the consent of the City
so long as the City is notified at least fifteen (15) days in advance, and in writing,
of such substitution. The Development Managers shall be experienced and
qualified in the type of work involved and shall be directly responsible for
managing and facilitating the development of the Project. Each Development
Manager shall be the authorized agent of Developer, and the City shall be
entitled to receive and reasonably rely upon information from any of the
Development Managers to the same extent as if it were from Developer directly.
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Any information or direction provided by the City to any Development Manager
shall be deemed to have been provided to Developer.

4.7 Construction Plans. Based on the Project Design, Developer shall
prepare plans, drawings and specifications necessary to obtain building permits
(collectively, the ‘Construction Plans”) and shall submit them to the City for its
review and written approval on or before the deadline set forth in the
Development Schedule and prior to submittal to the applicable agency set Forth in
the Development Schedule. The Construction Plans (a) shall be consistent with
this Agreement and Developer’s Proposal, (b) shall comply with all applicable
laws and ordinances; and (c) shall be generally consistent with the Chinatown
Character. Developer shall promptly provide the City with copies of any material
modifications to the Construction Plans which shall be subject to the City’s review
and written approval. A “material modification” means a change to the
Construction Plans which would (i) delay or involve extensions of time with
respect to the Development Schedule in excess of 60 days when combined with
all other delays and extensions to time; or (U) increase the costs of construction
by more than $500,000.00 when combined with all other cost increases.

4.8 Exemptions. Developer may pursue development of the Project
pursuant to Section 46-15.1, HRS, and Chapter 201H, HRS. In connection
therewith, Developer may request from applicable authorities exemptions from
applicable statutes, ordinances, rules and regulations, including without
limitation, those pertaining to planning, zoning, taxation, construction, and land
development to undertake the Project (the “Exemptions”). Prior to submitting
requests or applications for such Exemptions, Developer shall obtain the City’s
prior consent and approval including, if required by applicable law, prior approval
by the City Council. In any such events, Developer shall be responsible for
obtaining such approvals at Developer’s sole cost and expense.

4S Existing Tenants. Except as set forth below, Developer shall
comply with the Uniform Relocation Assistance and Real Property Acquisition
Policies Act of 1970, as amended Q’URA”), and implementing regulations at 49
CFR Part 24 and 24 CFR §570.606(b). Developer shall provide relocation
assistance to displaced persons as defined by 24 CFR §570.606(b)(2). If
Developer desires to initiate tenant relocation prior to the execution of the Lease,
then the Developer shall provide the City with a written request to issue
relocation notices under 49 CFR §24.203 and the City shall deliver such notices
to the tenants within two (2) weeks of Developer’s request. Developer shall be
responsible for timely making any such relocation payments as and when they
become due by paying such amounts directly to the tenants or, if required by
HUD or applicable law, to the City for payment to the tenants.

4.10 Rental Program. Developer shall develop a rental program prior to.
the execution of the Lease which shall be subject to the City’s prior review and
approval, and which rental program shall include the following:
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4.10.1 Requirements and procedures for reviewing applications,
evaluating applicants, determining eligibility as a Qualified Tenant, selecting
renters and renting to Qualified Tenants.

4.10.2 A system for determining preferences by lot, in the event the
number of qualified applicants exceeds the number of Units available.

4.1O.3A description of how the rental program will ensure
compliance with aIF applicable laws and standards relating to the rental of real
property.

4.10.4 Maximum rents based on Unit type and income level. The
affordable Units shall be rented at rates which are determined to be affordable,
based on the income level of the tenant. Developer shall agree not to increase
rents above the maximum affordable rental rates for the City and County of
Honolulu published annually by the Hawaii Housing Finance and Development
Corporation (“HHFDC”) based on income levels and limits established by HUD,
adjusted for household income, Unit and family size, and utility allowances.

4.10.5 In establishing the maximum rental rates based on Unit type
and income level, the HUD area median income for the following household sizes
shall apply, based on the Unit type to be rented:

Unit Type Household Size
I bedroom 2 persons
2 bedrooms 3 persons

4.11 Condominiumization; LeQal Description of the Property;
Documentation. Recordation and Closing Costs. If the City consents and agrees,
in its sole and absolute discretion, to consent to and approve submitting the
Property to a condominium property regime at Developer’s request, Developer
shall be solely responsible for the same, including, without limitation, all costs,
including legal costs, incurred by Developer and the City in connection with
preparation, review and negotiation of the Project Documents, and all recordation
and closing costs required under this Agreement.

4.12 Construction of Improvements. Subject to the terms and conditions
of this Agreement, Developer shall construct or cause to be constructed the
Project substantially in accordance with the approved Construction Plans. All
construction shall be in accordance with the statutes, codes and ordinances of
the Federal government, the State and the City.

4.121 Unit Amenities. Subject to Section 2.2.10 at a minimum,
each Unit shall include a range/oven, range hood, water heater, refrigerator and
sink, in standard sizes acceptable to the City and each floor shall have laundry
facilities, including washer and dryer, in sizes adequate to the units served and
acceptable to the City.
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4.12.2 Potable Water. Developer shall be responsible at its sole
expense for obtaining potable water for the Project, including any fees or
exemptions related to obtaining a potable water allocation and water facilities
charges. The City shall cooperate with respect to any application for water
service, at no cost or expense to the City.

4.12.3 Sewage. Developer shall be responsible at its sole expense
for securing sewage treatment capacity and connection approvals and payment
of any facilities charges or exemptions therefrom. The City shall cooperate with
respect to any application for sewer service, at no cost or expense to the City.

4.12.4 Disabilities. Developer shall consult with the Disability and
Communication Access Board. The Project shall be accessible to and usable by
persons with disabilities in compliance with Section 103-50, HRS. Prior to the
start of construction, Developer shall submit to the City written evidence that the
Disability and Communication Access Board has approved the Project plans.
This requirement is in addition to any other applicable requirements for
accessibility as may be set forth in the Fair Housing Amendments Act of 1958
(Pub. L. 100-430, approved September 13, 1988) and the Fair Housing
Accessibility Guidelines (24 CER Chapter 1).

4.12.5 Impact on Waters. Developer shall comply with the
provisions of the Clean Water Act and Chapter 342D, HRS, and Chapter 11-55,
Hawaii Administrative Rules (“HAR”), relative to the National Pollutant Discharge
Elimination System (“NPDES”) permit requirements. Developer shall implement
best management practices to eliminate or minimize the impact of its activities on
nearby waters, including waters through storm drains and storm water runoff, and
shall not proceed with construction until the applicable NPDES permits are
obtained. Developer shall ensure that its contractors understand and comply with
the permit requirements.

4.12.6 Energy Conservation. The Project shall comply, to the extent
reasonably possible, with Section 196-9, HRS, related to energy conservation.
Developer’s proposed sustainability design concepts in Developer’s BAFO, which
may include a Geoexchange system and other efforts to promote sustainability
and minimize energy consumption, should be further evaluated for the Project.

4.12.7 Market Analysis. The City may require Developer to submit a
current comprehensive market analysis substantiating the feasibility of the
Project. The specifications and scope of the market study shall be reasonably
determined by the City and subject to Developer’s reasonable approval;
provided, however, the City agreçs that a standard market study prepared for
Developer’s Tax Credit (defined below) application or institutional lenders or
investors shall be sufficient in specifications and scope.
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4.12.8Termites. Developer shall adequately protect the Project
against termites in the design and construction of the Project and shall implement
an ongoing extermination maintenance program.

4.12.9Archaeolopical Sites. Prior to doing any work on the
Property, Developer shall consult with the State Historic Preservation Division
(“SHPD”) of the Department of Land and Natural Resources (“DLNR”) and shall,
at its own expense, observe and comply with all requirements for the
identification, protection and preservation of burial and significant archaeological
sites at the Property.

4.12.10 Maintenance of Site. Commencing on the effective date of
the Lease, Developer shall be responsible at its sole expense for the
maintenance of the Property, including, but not limited to, the area from the
Property boundary to the nearest street curb.

4.12.11 On-site and Off-site Infrastructure and Costs. Subject to
the terms and conditions of this Agreement, Developer shall be responsible to
build and maintain all on-site and associated off-site infrastructure, including but
not limited to, planning, design, payment of permit fees (or exemptions
therefrom) for such infrastructure such as roadways, waterlines, sewers,
drainage, and electrical, telephone, gas and cable television lines, conduits, and
hookups within the Property including the Retail Spaces. Prior to issuance of the
Notice to Proceed by the City, Developer shall obtain the approval of the Board
of Water Supply, Department of Environmental Services, Hawaiian Electric
Company and all other required entities for all connections to off-site
infrastructure and for roadway access improvements. Developer shall be
responsible for paying or obtaining exemptions from the respective entities of any
and all applicable charges associated with connections to off-site infrastructure
and access improvements.

4.12.12 Chapter 104. HRS. To the extent applicable, Developer
shall comply with the provisions of Chapter 104, HRS, relating to prevailing wags
rates. Developer, its contractors and subcontractors shall pay all mechanics and
laborers employed on the Project, minimum prevailing wages for the
corresponding work classifications as determined by the Director of Labor and
Industrial Relations of the State of Hawah, pursuant to Chapter 104, HRS. A
certified copy of each weekly payroll shall be submitted to the City on a weekly
basis beginning no later than twenty-one (21) calendar days after the end of the
first weekly payroll period, with certified copies of all prior weekly payrolls
included with the initial submittal. Developer shall be responsible for the timely
submission of certified copies of payrolls of all subcontractors. The certification
shall affirm that payrolls are correct and complete, that the wage rates contained
therein are not less than the applicable rates, and that the classifications set forth
for each laborer and mechanic conform with the work performed. If certified
payrolls are not submitted on a timely basis, or if the City finds that any laborer or
mechanic employed on the Project has been or is being paid less than the
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applicable prevailing wage, or has not received the laborer’s or mechanic’s full
overtime compensation, the City may take appropriate action in accordance with
HRS Section 104-21, the City may, by written notice to Developer, terminate
Developer’s right, or the right of any contractor or subcontractor, to proceed with
the work or with the part of the work in which the required wages or overtime
compensation have not been paid and may complete such or part by contract or
otherwise, and Developer and its sureties shall be liable to the City for any
excess costs occasioned thereby.

4.12.13 Noise and Dust Abatement. Developer shall implement
best management practices to minimize noise and dust and their impacts on
neighboring properties and the public, to the maximum extent practicable.
Developer shall respond to and address all complaints in a manner satisfactory
to the City. Developer shall comply with all laws and regulations governing dust,
noise and other nuisances; however, such compliance shall not limit or satisfy
Developers obligation to take all reasonable measures to minimize the impacts
of its construction activities.

4.13 Public Presentations about the Proiect. Developer shall be
responsible for Project presentations to the applicable Neighborhood Board, City
Council, State of Hawaii Legislature and interested community groups, and public
officials as reasonably requested by the City (upon no less than seventy-two (72)
hours’ notice) or required by law.

4.14 Publicity and Proiect Signage. Developer shall have sole
responsibility for funding the advertising and promotional program for the Project.
The advertising and promotional program shall disclose the fact that the Project
is being developed by Developer with assistance from the City. All of
Developer’s advertising and promotional program materials shall be subject to
review and prior approval of the City, which approval shall not be unreasonably
withheld. The City shall be given fifteen (15) Business Days to provide
comments to Developer. If no comments are received, the materials shall be
deemed approved.

During construction, Developer shall provide signs to identify the Project.
The signs shall be erected at locations mutually agreed to by Developer and the
City at the Project site. Signs shall be properly erected and kept clean and
legible. After the Completion Date, Developer shall remove the signs.

4.15 Construction Financing — Interim and Permanent Financing.

4.15.1 The City acknowledges that Developer intends: (a) to
develop the Project as a low-income housing project and to apply for and receive
an award from the HHFDC of federal and state low-income housing tax credits
(“Tax Credits”) and/or low-income housing bonds (“Bonds”) pursuant to the
provisions of Section 42 of the Internal Revenue Code of 1986, as amended (the
“Code”), HRS Section 235-110.8 and other applicable laws; (b) to have HHFDC
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allocate Tax Credits and/or Bonds to the Project; and (c) to seek other affordable
housing loans, grants, subsidies or financing for the Project from the City, State,
HUD, other Federal agencies, or other affordable housing programs promulgated
under City, State or Federal law, rules or regulations. Developer shall be
responsible for using commercially reasonable efforts to secure all funding
necessary for the development, construction and operation of the Project, subject
to Section 4.27 hereof. This Agreement does not constitute any commitment by
the City to lend or grant money for the Project, nor any covenant by Developer
that Tax Credits, Bonds or other financing will be granted by the City, State, RUD
or other Federal agencies.

4.15.2 Developer shall provide the City with evidence reasonably
satisfactory to the City that Developer has secured financing adequate to cover
the Project costs as described in the Budget, as may be updated from time to
time, prior to execution of the Lease.

4.16 Assumption of Risk and Liability. Developer shall assume sole arid
complete risk and liability for the development of the Project.

4.17 Sexual Harassment. Developer shall comply with the City’s sexual
harassment policy (ROH Chapter 1, Article 18), attached hereto as Exhibit F and
made a part hereof.

4.18 Developer’s Cooperation. Developer shall keep the City fully
informed as to the status of all approvals and delays and at all times to act in
good faith, reasonably and in full cooperation with the City in connection with the
construction and development of the Project.

4.19 Observance of Laws. Ordinances and Regulations. Developer, its
officers, agents, assigns, employees, consultants and/or contractors, or persons
acting for or on its behalf, shall comply with all applicable laws, ordinances,
codes, rules, regulations, guidelines and policies of the Federal, State and City
governments, and any order or direction of any governmental agency or court.

4.20 Safe. Sanitary and Orderly Condition. Developer, its officers,
agents, assigns, employees, consultants and/or contractors, or persons acting for
or on its behalf, shall keep the Property and any improvements in a safe, clean,
sanitary and orderly condition.

4.21 Information to be Provided by Developer. On or prior to the end of
each calendar quarter, Developer shall furnish (i) an update to the Development
Schedule, showing Developer’s progress to date and estimated time for
completing the Project (each significant design phase for preparing the Project
plans shall be indicated), and (ii) an update to the Budget, showing Developer’s
estimated costs for developing and constructing the Project, including
Developer’s estimates of costs inqurred to date and to be incurred over the
remainder term of development.
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4.22 Notice of Claims. Developer shall notify the City immediately when
Developer becomes aware of any demand, litigation, claim or enforcement action
brought or threatened, of any kind, which might subject Developer or the City to
any governmental fines or penalties, or which might subject the City to liability in
any amount. Developer shall notify the City immediately when Developer
becomes aware of any written demand, litigation, claim or enforcement action
brought or threatened, of any kind, relating to the Property or Developer’s
activities under this Agreement, which might subject Developer, but not the City,
to liability in an amount in excess of $100,000. whether or not covered by
insurance.

4.23 Hazardous Materials Assessments. Developer shall conduct at its
own cost, a Hazardous Materials Survey, a Phase 1 environmental site
assessment (pursuant to ASTM E1527-13) and a Phase 2 environmental site
assessment if warranted by the Phase I environmental assessment. The Phase
1 environmental site assessment (and Phase 2 environmental site assessment if
conducted, including all reports, surveys and/or studies triggered by the Phase 2
environmental site assessment) shall establish the baseline environmental
condition of the Property for purposes of defining Developer’s environmental
obligations. As used herein, “Hazardous Materials Survey” means a hazardous
materials survey of asbestos-containing materials, lead-based paint, and other
hazardous materials which may be found in an existing building, and which
survey may be prepared and submitted as part of a Phase 2 environmental site
assessment.

4.24 Hazardous Materials. Developer shall not cause or permit the
escape, disposal, or release (as defined below) of any Hazardous Materials (as
defined below).

4.24.1 Developer shall not allow any Hazardous Materials on the
Property, except as authorized by law and for use in the ordinary course of
Developer’s business, and then only in accordance with construction industry
standards and after written notice is given to the City. The City may object to and
prohibit the presence, storage or use of any such Hazardous Materials on the
Property in the City’s sole and absolute discretion. If any lender or governmental
agency shall ever require testing to ascertain whether or not there has been any
escape, disposal or release of Hazardous Materials by Developer, then
Developer shall be responsible for all costs. In addition, Developer shall execute
affidavits, representations and the like from time to time at the City’s reasonable
request, concerning Developer’s best knowledge and belief regarding the
presence, escape, disposal or release of Hazardous Materials on the Property.

4.24.2 Developer agrees to defend, indemnify, and hold harmless
the City from any actions, claims, damages or injury resulting from the presence,
escape, disposal or release of Hazardous Materials on the Property occurring
while Developer is in possession of the Property, or elsewhere if caused by
Developer or persons acting under Developer. Developer shall not be

November 6, 2015 17



Halewai’olu Senior Residences
Development Agreement

responsible for, and Developer shall not defend, indemnify or hold harmless the
City from any actions, claims, damages or injury resulting from the presence,
escape, disposal or release of Hazardous Materials on the Property occurring
prior to Developer’s possession of the Property (as established by the Phase 1
and/or Phase 2 environmental site assessment, including all reports, surveys
and/or studies triggered by the Phase 2 environmental site assessment) or which
may migrate onto the Property, at any time, from an adjacent property or
properties at no fault of Developer. This covenant shall survive the expiration or
earlier termination of this Agreement.

4.24.3 In the event of a spill, release, escape, or discharge of
Hazardous Materials (“release”) on the Property while Developer is in possession
of the Property, or adjacent to the Property if caused by Developer or persons
acting under Developer, Developer shall take immediate corrective action to
correct or remove the cause of the release, shall contain, clean, remove, and
remediate any resulting contamination, and shall restore the Property and any
affected areas and waters to a condition that is acceptable to and that meets all
applicable standards of the governmental agencies with applicable jurisdiction,
such as the State Department of Health (“DO H”) and the United States
Environmental Protection Agency (“.EE&”). Developer shall also be responsible
for all associated reporting requirements. Developer shall undertake all of these
obligations at its sole cost and expense.

4.24.4 Developer shall maintain and employ debris, pollution, and
contamination control measures, safeguards, and techniques to prevent debris,
pollution, or contamination to ocean waters, streams or waterways resulting from
the activities of Developer, its contractors and agents, in connection with the
Property.

4.24.5 If Hazardous Materials are encountered on or adjacent to the
Property, Developer shall immediately notify the City and shall immediately
cease all activity that may disturb or otherwise contribute to a release. Developer
shall not be responsible for such Hazardous Materials if Developer can establish,
based upon the Phase 1 and/or Phase 2 environmental site assessment
(including all reports, surveys and/or studies triggered by the Phase 2
environmental site assessment), that the Hazardous Materials were present
before Developer occupied the Property, and were not the result of Developer’s
use or occupancy of the Property.

4.24.6 Developer shall ensure that all waste generated from its
demolition and construction activities shall be properly handled and disposed of,
at its own expense, in accordance with all applicable laws and regulations.

4.24.7 For purposes of this Agreement:

4.24.7.1 “Environmental Laws” shall mean all federal,
state and local laws of every nature, including statutes, ordinances, rules,
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regulations, codes, notices, standards, directives of every kind, guidelines,
permits, licenses, authorizations, approvals, interpretations of the foregoing
by any court, legislative body, agency or official, judicial decisions, judicial
and administrative orders, rulings or judgments, or rules of common law
which currently are in effect or which may come into effect through
enactment, issuance, promulgation, adoption or otherwise, which in any way
may pertain to, relate to, or have any relevance to the environment, health or
safety. Environmental Laws include, but are not limited to, regulations and
orders of the EPA and DOH.

4.24.7.2 “Hazardous Substance” shall include any
chemical, substance, radioactive materials, organic or inorganic material,
controlled substance, object, condition, waste, living organism, or
combination thereof which is, may be in the future, or has been determined
by state or federal authority under any Environmental Law to be hazardous
to human health or safety or detrimental to the environment. This term shall
include, but not be limited to, petroleum hydrocarbons, asbestos, radon,
polychlorinated biphenyls, methane, fuels of any kind, and other materials or
substances that are, or may in the future be, regulated by the DON or federal
authorities.

4.24.7.3 “Hazardous Materials” shall mean any
pollutant, toxic substance, hazardous waste, hazardous material, Hazardous
Substance, and/or oil as defined in or pursuant to the Resource
Conservation and Recovery Act, as amended, the Comprehensive
Environmental Response, Compensation and Liability Act, as amended, the
Federal Clean Water Act, or any other federal, state or local Environmental
Laws, regulations, ordinances or rules, whether existing or subsequently
enacted.

425 Transit Oriented Design. The Project is located within the proposed
Downtown Neighborhood Transit-Oriented Development Plan, which is a
community-based plan that focuses on the areas surrounding three (3) planned
rail transit stations in downtown Honolulu that are in the process of being
developed by the City under the provisions of the LIJO (“TOD Plan”). Developer
is encouraged to participate in the promulgation of the TOD Plan and the
resulting TOD zone, the process for which is described in the LUO, and
Developer shall comply with the requirements of the adopted TOD Plan and TOD
Zone to the extent applicable to the Project

4.26 Comiliance with CDBG Requirements. Developer acknowledges
that the Property was acquired and/or improved with funds from the HUD
Community Development Block Grant program (“CDBG”) and is therefore
currently subject to CDBG restrictions. Developer shall (a) comply with all
applicable CDBG legal requirements with respect to the Property and the Project,
including requirements set forth under 24 Code of Federal Regulations (“QE~”)
Part 570 and further described in the RFP; and (b) fully cooperate with the City
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and HUD to achieve compliance therewith, including, if required, execution and
recordation of CDBG. regulatory agreements, or amendments thereto. Without
limiting the foregoing, the City agrees to reasonably cooperate with Developer in
order that Developer may comply with the foregoing, which cooperation shall
include, but shall not be limited to, (i) forwarding copies of all notices and/or
correspondence the City receives from HUD which directly affect or may affect
the Project or the Property; (ii) cooperating with the Developer and HUD for the
submission of any reports, records, notices or submittals which are required to be
delivered to HUD with respect to the Project or the Property; and (iii) reasonably
cooperating in its role as the “responsible entity” under 24 CFR Part 58 by
accepting the environmental review prepared by Developer (so long as such
environmental review satisfies the requirements of 24 CFR Part 58 in the City’s
reasonable discretion) and delivering such report to HIJD pursuant to 24 CFR
Part 58. Notwithstanding the foregoing, the parties agree and acknowledge that it
shall be the City’s sole responsibility, at its sole cost and expense, to commence,
oversee and complete a “change of use” designation under 24 CFR §570.505
indicating that the Project will carry out one of the national objectives by
benefitting low- and moderate-income families prior to the execution of the
Lease. The parties further agree and acknowledge that Developer shall not be
responsible for any demands, claims, fines, penalties, lawsuits, orders, or other
enforcement or administrative actions alleging noncompliance with CDBG
requirements, including any demands for repayment of CDBG funds used to
acquire the Premises, where the alleged noncompliance: (I) is within the
exclusive control of the City and/or its employees; or (U) does not relate to the
Premises or the Project.

4.27 Financing Contingency. Notwithstanding anything in this Agreement
to the contrary, at any time prior to the execution of the Lease, Developer may
terminate this Agreement upon prior written notice to the City if Developer
determines that it is unable to obtain Tax Credits, Bonds or other financing
acceptable to Developer, in its sole discretion, as Developer determines is
necessary or prudent to construct and operate the Project in a timely manner
after exercising commercially reasonable efforts and due diligence to secure
such financing. If Developer properly elects to terminate this Agreement
pursuant to this Section 4.27, this Agreement and the rights and obligations of
the City and Developer shall be cancelled and of no further force or effect, except
as otherwise expressly provided in Section 14.23 of this Agreement.

4.28 Termination for Infeasibility. Notwithstanding anything in this
Agreement to the contrary, the parties acknowledge that Developer’s ability to
perform certain responsibilities hereunder prior to the execution of the Lease are
contingent upon actions by third parties over which Developer has limited or no
control, or upon factual circumstances which cannot be determined as of the
Effective Date. The parties therefore agree that the following mailers are
conditions precedent to Developer’s ability to execute the Lease and to proceed
with the development of the Project and to fulfill the terms and conditions of this
Agreement (“Development Contingencies”), so long as Developer uses its best
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efforts to achieve such Development Contingencies. Such Development
Contingencies are as follows:

4.28.1 The successful elimination from the Property of Hazardous
Materials (defined above) or the successful elimination or control of adverse
geotechnical conditions if any such materials or conditions are discovered.

4.28.2 The receipt of all necessary federal state and local
governmental approvals and permits, in final and non-appealable form, including
without limitation, the Lease, environmental reports and statements, entitlements,
affordable housing regulatory agreements, and governmental financing
agreements on terms and conditions that would normally be acceptable to a
prudent developer of affordable housing in a similar marketplace and for a project
similar to the Project.

4.28.3 The receipt of federal, state, local governmental or other
third-party funds necessary to conduct the environmental planning and feasibility
studies for the Project pursuant to Chapter 343, HRS.

If after the best efforts of Developer a Development Contingency
does not or cannot occur in a manner consistent with the Development Schedule
for the Project and in a manner which reasonably permits the accomplishment of
the Project in accordance with this Agreement, the parties will attempt to revise
the Development Schedule in a mutually acceptable fashion by extending
deadlines, revising budgets or otherwise. lithe parties cannot agree as to a
revision of the Development Schedule, within 60 days after written notice that a
Development Contingency has not occurred or cannot occur, Developer or the
City may terminate this Agreement. In the event of a termination for infeasibility
as provided in this Section 4.28, neither party shall have any liability to the other
pursuant to this Agreement, arid the rights and obligations of the City and
Developer shall be cancelled and of no further force or effect, except as
otherwise expressly provided in Section 14.23 of this Agreement.

ARTICLE 5. CITY’S OBLIGATIONS.

5.1 Cooperation.

5.1.1 The City and Developer shall keep the other fully informed
as to the status of all approvals and delays for which each party is responsible,
and shall at all times act in good faith, reasonably and in full cooperation with the
other party in connection with the entitlement, construction, development,
financing and operation of the Project, except where this Agreement provides
that a party shall have sole and absolute discretion. Such cooperation shall
include, but not be limited to, the following:

5.1.1.1 Responding to all requests for review, consent
and approval within ten (10) Business Days of the receipt of such request,
unless a different time period is expressly required hereunder or mutually
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agreed to by the parties; provided, however, that if circumstances prevent
the City from responding within such time period, the City shall notify
Developer, provide Developer with a reasonable estimate of when the City
expects to respond, and shall respond within a reasonable time thereafter;
provided further that the requests for review shall not include City regulatory
agency reviews (e.g., permit applications to be reviewed by the Department
of Planning and Permitting) or any other reviews that are not deemed the
responsibility of the City Liaison (as defined below) by the terms of this
Agreement.

5.1.1.2 In connection with any reasonable request by a
requesting party hereto for a consent or approval required under this
Agreement, not unreasonably conditioning, delaying or withholding such
consent or approval, except where this Agreement provides that a receiving
party shall have sole and absolute discretion;

5.1.1.3 Expressing support for the Project, and
facilitating, supporting and cooperating in various community and public
stakeholder meetings and discussion forums, at no cost to the City; and

5.1.1.4 Supporting and assisting Developer with the
City Council approval process.

6.2 AoDointment of City Liaison. The City hereby appoints Sandra
Pfund as its primary contact person and manager of the Project and the Property
on behalf of the City (“City Liaison”). This City Liaison shall only be responsible
and able to speak to contractual obligations and issues arising directly under this
Agreement and pertaining to the City’s proprietary capacity as a party to this
Agreement. The City Liaison shall not, under any circumstances, be authorized
or available to address or comment on questions of Project entitlements, legality
or compliance with City ordinances, codes, rules or other requirements — all such
questions being answerable or addressable only by the responsible City
Departments in the ordinary course of their operations. The City shall have the
right to change or substitute said City Liaison at any time, so long as the
Developer is notified at least fifteen (15) days in advance, and in writing, of such
substitution. The City Liaison shall be the authorized agent of the City for
purposes of carrying out the City’s contractual rights and obligations under this
Agreement, and as limited above, and Developer shall be entitled to receive and
rely upon information from the City Liaison as it pertains to rights and obligations
under this Agreement, to the same extent as if it were from the City directly. Any
information or direction provided by Developer to the City Liaison pertaining to
rights and obligations under this Agreement, and as limited above, shall be
deemed to have been provided to the City. Furthermore, all approvals required
to be considered by the City under this Agreement, and as limited above shall be
directed to and answered by the City Liaison, unless otherwise expressly
reserved in this Agreement or applicable law for City Council approval.

November 6, 2015 22



Halewai’olu Senior Residences
Development Agreement

5.3 Due Diligence Materials. No later than five (5) Business Days
following the Effective Date, the City agrees to provide Developer with the City
Documents listed in Section 4.1.1 of this Agreement.

5.4 GET and Real Pro~erty Tax Exemptions. Upon request by
Developer and provided the Project qualifies for an exemption from general
excise tax or real property tax under applicable laws, ordinances or rules, the
City agrees to cooperate with Developer in submitting claims for exemptions from
taxes on behalf ol itself or its contractors, consultants, or assigns. Developer
shall be responsible for all associated costs.

5.5 Removal of Urban Renewal Plan. As soon as practicable following
the Effective Date and in no case later than the execution of the Lease, the City
hereby agrees to terminate, release and remove from the Property’s record of
title any and all encumbrances related to that certain outdated and expired Urban
Renewal Plan for the Queen Emma Project dated November 19, 1957, and
revised May 12, 1959 (“Urban Renewal Plan”), which Urban Renewal Plan has
since expired, including, without limitation, the Urban Renewal Plan, that certain
Declaration of Restrictions Affecting Redevelopment Sites in the Queen Emma
Project Designated for Commercial Use dated March 17, 1961, and recorded in
the Bureau in Uber 4040, Page 112, and that certain Owner-Redevelopment
Agreement dated July 17, 1962, and recorded in the Bureau in Liber 4413, Page
8.

ARTICLES. CONDITIONS PRIOR TO EXECUTION OF THE LEASE

The conditions that must be satisfied before the Lease is executed are as
follows:

6.1 This Agreement shall be approved by the City Council and
executed by the City and Developer;

6.2 A public hearing shall be held on proposed lease rent in
accordance with ROH Section 28-3.4(h);

6.3 Once the Developer has completed its due diligence investigations
pursuant to Section 4.1, finalized the Project scope based on the requirements of
Developer’s lenders and investors and feedback from governmental authorities,
community groups and public stakeholders, and agreed on a final form of the
Lease with the City pursuant to Section 2.2.10, the City shall transmit the final
version of the Lease to City Council for approval by resolution. The City Council’s
approval, in its absolute discretion, of the Lease by resolution shall be a condition
precedent to the execution of the Lease;

6.4 There shall be no uncured defaults by Developer under this
Agreement;
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6.5 The Construction Plans shall have been approved by the City and
by the Disability and Communication Access Board, pursuant to Sections 4.7 and
4.12.4 herein;

6.6 A rental program shall have been approved by the City pursuant to
Section 4.10 herein;

6.7 Developer shall have consulted with SHPD and have evidence of
an understanding regarding historic preservation requirements for the Project. If
an archaeological inventory survey is required, that shall be completed prior to
the execution of the Lease;

6.8 Developer shall have provided, to the reasonable satisfaction of the
City, evidence that there are funds available and committed to Developer
sufficient to pay for one hundred percent (100%) of the Project costs in
accordance with Section 4.12 herein;

6.9 Developer shall conduct, at its own cost, a Hazardous Materials
Survey, a Phase I environmental site assessment (pursuant to ASTM E1527-13)
and a Phase 2 environmental site assessment if warranted by the Phase I
environmental site assessment;

6.10 Developer shall conduct and submit to the City an environmental
review as required by 24 CFR Part 58 in compliance with all applicable CDBG
legal requirements, including 24 CFR §507.604 and 24 CER Part 58;

6.11 Developer shall have complied with the requirements of Chapter
343, HRS, and the accepting authority has accepted as final any environmental
assessment or environmental impact statement, to the extent required by law,
and no legal challenges shall have been filed in the time allotted pursuant to
Section 343-7, HRS;

6.12 Developer shall demonstrate to the City’s reasonable satisfaction
that it has established a process to work with members of the Chinatown
community to coordinate services and programs for the Community Center. This
shall include the establishment of an advisory committee which will be composed
of representatives from the Chinatown community and Chinatown community
organizations, to provide input and suggested guidelines on the operations of the
Community Center and its use by various organizations.

6.13 Developer shall have delivered to the City certificates or other
satisfactory evidence that Developer has obtained or caused its Contractor
(defined below) to obtain the bonds required pursuant to Article 10 of this
Agreement.

6.14 In accordance with applicable CDBG legal requirements, City shall
have completed the “change of use” designation under 24 CFR §570.505
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indicating that the Project will carry out one of the national objectives by
benefitting low- and moderate-income families.

ARTICLE 7. CONDITIONS PRIOR TO COMMENCEMENT OF
CONSTRUCTION

Developer shall not commence with any part of construction of the Project until a
Notice to Proceed has been issued by the City. The Notice to Proceed shall be
issued upon Developer’s request upon the fulfillment, to the City’s reasonable
satisfaction, of all of the following conditions precedent:

7.1 Developer shall have performed and complied with all agreements
and conditions required to be performed and complied with by Developer
pursuant to this Agreement prior to or at Commencement of Construction. As
used herein, “Commencement of Construction” shall mean the date that
Developer commences actual construction of the Project or any portion thereof
after the building permit for such construction has been issued.

7.2 Developer shall furnish to the City evidence satisfactory to the City
that Developer has obtained all required permits for the proposed construction,
including but not limited to, the applicable NPDES permits and building permits.

7.3 Developer shall furnish to the City one (1) complete set of plans
and specifications for the Project approved by the City and the Disability and
Communication Access Board.

7.4 Developer shall furnish to the City evidence that Developer has
obtained the approvals of the Board of Water Supply, the Department of
Environmental Services, Hawaiian Electric Company and all other required
entities for all connections to off-site infrastructure and for roadway access
improvements, pursuant to Section 4.12.11 herein.

7.5 Developer shall have entered into one or more construction
contracts (collectively, the ‘Construction Contract”) that covers the entire
development and construction of the Project. The Construction Contract must be
in form and content reasonably satisfactory to the City and shall be assignable to
the City upon Developer’s uncured breach of this Agreement, subject to the
rights of the lender(s) providing financing for the Project and only upon such
lender(s)’ prior written consent. The general contractor (“Contractoe’) for the
construction of the Project shall be acceptable to the City in its reasonable
discretion. Developer shall provide the City a copy of the executed Construction
Contract.

7.6 Any contract for architectural services shall be satisfactory to the
City and shall be assignable to the City upon Developer’s uncured breach of this
Agreement, subject to the rights of the lender(s) providing financing for the
Project and only upon such lender(s)’ prior written consent. Developer shall
furnish the City with a copy of the architectural contract.
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7.7 Any contract for engineering services shall be satisfactory to the
City and shall be assignable to the City upon Developer’s uncured breach of this
Agreement, subject to the rights of the lender(s) providing financing for the
Project and only upon the prior written consent of such lender(s). Developer shall
furnish the City with a copy of the engineering contract.

72 Developer or its Contractor shall procure and furnish to the City a
copy of a performance and payment bond equal to one hundred percent (100%)
of the Construction Contract for the work to be commenced as set forth in Article
10 hereinbelow. The City shall be named as a co-obliges on such bond. The
Project lender(s) may also be named as co-obliges(s) on such bond.

7.9 Developer shall furnish to the City a construction schedule for the
Project and any updates as requested by the City, which schedule shall be
subject to the City’s reasonable approval and binding upon Developer, subject to
the terms and conditions of this Agreement.

7.10 Developer shall furnish to the City a breakdown of the total
development cost of the Project, including estimated contingencies.

7.11 Developer shall provide updated evidence reasonably satisfactory
to the City that there are funds available and corn mitted to Developer sufficient to
pay for one hundred percent (100%) of the total estimated balance of the
construction costs.

7.12 The Lease has been fully executed and recorded.

7.13 Developer shall have a waste management plan and a noise and
dust abatement plan that have been approved by the City.

7.14 The representations and warranties of Developer contained in this
Agreement and otherwise made by or on behalf of Developer in writing, in
connection with this Project shall apply.
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ARTICLE 8. CONSTRUCTION

8.1 City Inspection. Upon twenty-four (24) hours prior written notice to
Developer, the City and its agents, including any appraiser~ inspector, architect or
engineer who may be retained by the City, shall at all times during the
construction of the Project, have the right of entry upon and reasonable access to
the Property, subject to safety and other monitoring conditions or requirements
reasonably imposed by Developer or the Contractor. They shall have the right to
inspect all work done, labor performed and materials furnished in and about the
construction site and to inspect all books, contracts, records and papers of
Developer relating to the development, financing and construction of the Project
under this Agreement. The City and it agents shall not interfere with the work in
progress. At least two (2) weeks prior to start of construction, Developer shall
furnish the City a current construction schedule, and updated schedules. The
City shall be invited to Developer’s pre-construction meeting with its Contractor
and to Developer’s regularly scheduled owner-architect-contractor C’OAC”)
meetings for the Project.

8.2 Coordination of Construction with Ongoing Activities. Developer
shall coordinate its construction on the Property and shall also cooperate with
other activities taking place in the vicinity of the Property. Developer shall be
responsible for repairing or paying for the costs of repairing any damage that its
activities may cause to any existing improvements, other than improvements that
are replaced, removed, or demolished as part of the approved construction.

8.3 Submittals to the City Upon Completion of Construction. Within five
(5) Business Days of receipt of each item, Developer shall submit the following to
the City:

8.3.1 A certification by an architect or engineer duly licensed
under the laws of the State of Hawaii that the improvements have been
completed in accordance with the Project plans and specifications upon the
completion of such work.

8.3.2 One half-sized print set, and an electronic “pdf” file on CD of
“as built” drawings reflecting all construction changes, alterations or deletions
and bearing the seal and signature of the registered professional engineer or
architect, after each increment of construction work has been completed.

8.3.3 All copies of the Certificates of Occupancy issued by the City
for the increment of construction work completed.

8.3.4 Copy of the Affidavit of Publication filed at the First Circuit
Court of the State of Hawaii indicating that a notice of completion of the
applicable increment of construction work has been published.
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ARTICLE 9. INSURANCE AND INDEMNITY

9A Indemnity. Developer will indemnify, hold harmless and defend the
City from and against all claims, demands, losses, judgments, fines or penalties
whatsoever for: (a) failure of Developer or its agents and employees to make
any required disclosures in connection with the Project to tenants or purchasers
or any other person or other entities, as required by law; (b) any
misrepresentations made by Developer or its agents and employees in
connection with the Project to any person or entity; (c) any failure by Developer,
or any person or entity related to Developer’s use, occupancy or activity on the
Property, to comply with any laws, regulations, ordinances, order or other legal
authority; and (d) loss or damage, including property damage, bodily injury, and
wrongful death, arising out of or in connection with the development and
construction of the Project by Developer, its agents, employees, contractors,
subcontractors, or invitees, or in the event of accident, fire or any failure by
Developer to keep the Project in a safe condition during the development and
construction of the Project; provided that such claims, loss or damage is not the
result of the gross negligence or willful misconduct of the City, its agents or
employees.

9.2 Insurance.

9.2.1 Developer’s Insurance. At all times during the Term and
until such time as action against the City, Developer, its Contractor or
subcontractor for death, injuries, losses and damages is barred by the provisions
of Chapter 657, HRS, Developer shall procure and maintain in full force and
effect, at Developer’s sole expense, any and all insurance that may be required
by any laws as they may pertain to Developer’s activities under this Agreement,
as well as the following policies of insurance in the following amàunts:

9.2.1.1 Workers ComDensation and Employers
Liability Insurance. Developer shall maintain workers compensation and
employers liability insurance. Workers compensation coverage shall be in
accordance with State statutes. Employers liability coverage shall provide
limits of not less than $1,000,000 each accident for bodily injury by accident
or $2,000,000 each etriployee, $2,000,000 aggregate, for bodily injury by
disease. The policy will include a waiver of subrogation in favor of Developer.

9.2.1.2 Liability Insurance. Developer shall maintain
commercial general liability (CCL) with a limit of not less than $2,000,000
each occurrence, and $4,000,000 general aggregate, and $4,000,000
aggregate for the Project. CCL insurance shall be written on ISO occurrence
form, CG 00 01 (or a substitute form providing equivalent coverage), and
shall cover liability arising from premises, operations, independent
Contractors, products-completed operations, personal injury and advertising
injury, and liability assumed under an insured contract (including the tort
liability of another assumed in a business contract). The policy shall be
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endorsed to redefine the word occurrence to include construction defect
coverage. City shall be included as an additional insured under the CGL,
using ISO additional insured endorsement CG 20 10 (11/85) (or equivalent),
and as appropriate CG 20 37 or equivalent and under the commercial
umbrella. The policy(ies) shall contain a waiver of subrogation against City.

9.2.1.3 Business Automobile Liability Insurance.
Developer shall maintain business auto liability (including no-fault coverage)
insurance with a limit of not less than $1,000,000 each accident. Such
insurance shall cover liability arising out of any auto (including owned, hired,
and non-owned autos) used in the performance of this Lease. Business auto
coverage shall be written on ISO form CA 00 01 or CA 00 20, or a substitute
form providing equivalent liability coverage. If necessary, the policy shall be
endorsed to provide contractual liability coverage.

9.2.1.4 Umbrella/Excess Liability. Developer shall
maintain umbrella/excess liability insurance with limits of not less than
$10,000,000 per occurrence combined single limits and aggregate, with the
aggregate to apply per projectlper location. Such insurance shall be written
on an occurrence basis in excess of the underlying insurance described in
Sections 9.2.1.1 through 9.2.1.3, which is at least as broad as each of the
underlying policies, and otherwise including “pay on behalf’ wording,
concurrency of effective dates with underlying primary coverages, blanket
contractual liability, and construction defect coverage. The amounts of
insurance required in~ Sections 9.2.1.1 through 9.2.1.4 may be satisfied by
Developer purchasing coverage for the limits specified or by any combination
of underlying and umbrella limits, so long as the total amount of insurance is
not less than the total limits required under this Section 9.2.1.4.

9.2.1.5 Professional Liability Insurance. Developer
shall maintain professional liability insurance with limits of not less than
$1,000,000 per occurrence/annual aggregate, covering the design
professionals hired by Developer, their employees and agents, any
subcontractors and subcontractors’ employees or agents for liability arising
out of errors, omissions, or negligence in the performance of professional
services under this Agreement. Such insurance shall remain in full force and
effect continuously for the period of design and construction of the
improvements, and for a period of 3 years following substantial completion of
Construction, provided that such coverage is reasonably available at
commercially affordable premiums, as mutually determined and agreed. For
the purposes of this section, Professional Services has the meaning set forth
in Section 1USD-i 04, HRS.

9.2.1.6 Environmental Impairment Liability or
Contractors Pollution Liability Insurance. Developer shall maintain, or cause
its Contractor to maintain, environmental impairment liability or contractors
pollution liability insurance covering third-party injury and property damage
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claims, including cleanup costs, as a result of pollution conditions arising
from the Property, Developer’s activities or completed operations. Such
requirement shall commence upon the Commencement of Construction [or
the Project, and terminate no less than three (3) years after the receipt of the
final Certificate of Occupancy for the Project issued by the City for the final
increment of construction work completed. City will be named as an
additional insured. The limits of coverage will not be less than $2,000,000.

9.2.2 Insurance Coverage For Construction Phase. Prior to
commencing Construction or site preparation work, Developer shall procure or
cause to be procured and maintain (as provided herein), all insurance to cover
the demolition, construction and development activities under this Agreement,
that may be required by any laws, in addition to the coverages specified in
above, and the following types and amounts of insurance described below.

(a) Builders Risk Insurance. Developer shall maintain builders risk
insurance covering all risks of physical loss except those specifically
excluded in the policy and shall insure at least against the perils of fire
and extended coverage, theft, vandalism, malicious mischief, and
collapse, earthquake, flood and windstorm. The insurance shall apply
on a replacement cost basis. This insurance shall cover the entire
work at the site, including all improvements, materials and equipment,
and reasonable compensation for architects’ services and expenses
made necessary by an insured loss. Insured property shalt include
portions of the work, materials and equipment located away from the
site but intended for use at the site, and shall also cover portions of
the work, materials, and equipment in transit. The policy shall include
as insured property scaffolding, false work, and temporary buildings
located at the site. The policy shall cover the cost of removing debris,
including demolition. The insurance required shall name as insured,
the City, the Developer and all subcontractors in the work

Developer is responsible for paying any portion of any loss not
covered because of the operation of any deductible or co-insurance
provision applicable to the insurance required herein.

(b) Boiler and Machinery Insurance. Developer shall maintain boiler and
machinery insurance covering insured objects, including rooftop
HVAC units and any separate heating units or boilers which serve the
Property, during installation and testing and until final acceptance, and
including mechanical breakdown. Such coverage shall be for the full
replacement value without deduction for depreciation. This insurance
shall name as insured the City, Developer, and all subcontractors in
the work.
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(c) Developer shall be responsible for any and all loss or damage to
equipment, tools and other personal property, and may at its option
purchase insurance to cover such property and equipment.

9.2.3 Nature of Insurance Program. All insurance policies this
Agreement requires shall be issued by carriers that: (a) have a policyholders’
rating of “A-, VIII” or better, based on the latest rating publication of Property and
Casualty Insurers by AM. Best Company (or its equivalent if such publication
ceases to be published); and (b) are lawfully doing business in the State.
Developer may provide any insurance under a “blanket” or “umbrella” insurance
policy, provided that (i) such policy or a certificate of such policy shall specify the
amount(s) of the total insurance allocated to the Project, which amount(s) shall
equal or exceed the amount(s) required by this Agreement and shall not be
reduced for claims made for other properties; and (U) such policy otherwise
complies with this Agreement.

9.2.4 Policy Requirements and Endorsements. All insurance
policies required by this Agreement shall contain (by endorsement or otherwise)
the following provisions:

9.2.4.1 Contractor Insurance. Developer shall either:
(a) include all contractors as insureds under all insurance set forth above, or
(b) cause each contractor employed by Developer to purchase and maintain
insurance of the types specified above. When requested by the City,
Developer shall furnish copies of certificates of insurance evidencing
coverage for each contractor.

9.2.4.2 Insureds. Insurance policies shall identify City
as an “additional insured” using ISO form CG 20 10 (or equivalent), and
during any construction activity the I CD 20 37 will also be required.
Insurance policies shall name City and Developer as loss payees as their
respective interests may appear, and each mortgagee this Agreement allows
under a standard noncontributing mortgagee clause. Notwithstanding
anything to the contrary, all insurance proceeds shall be paid and applied as
this Agreement provides. On all insurance policies where City is named as
an additional insured, City shall be an additional insured to the full limits of
coverage purchased by Developer even if those limits are in excess of those
required under this Agreement.

9.2.4.3 Primary Coverage. All policies shall be written
as primary policies not contributing to or in excess of any coverage that City
may carry, and Developer’s insurers will not seek contribution from other
insurance ayailable to City.

9.2.4.4 Contractual Liability. Liability Insurance
policies shall contain contractual liability coverage, for Developer’s indemnity
obligations under this Agreement, to the extent covered by customary
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contractual liability insurance coverage. Developer’s failure to obtain such
contractual liability coverage shall not relieve Developer from any indemnity
obligation under this Agreement.

9.2.4.5 Severability of Interest. Liability insurance
policies shall contain a clause clarifying that, except with respect to coverage
limits, the insurance applies separately to each insured and that the policy
covers claims or suits by one insured against other, to the extent customarily
covered by liability insurance policies.

9.2.4.6 Notice to City. All policies required hereunder
shall be written to provide not less than thirty (30) days prior Notice of
cancellation or material change to City; provided that upon Developer’s
request, City shall allow Developer to assume this obligation if Developer
demonstrates that its insurers will not provide such notice at a reasonable
cost.

9.2.5 Waiver of Certain Claims. Notwithstanding anything to the
contrary contained in this Agreement, Developer and City each waive any right of
recovery against the other party and against any other party maintaining a policy
of property insurance with respect to this Agreement or the Property, for any loss
or damage sustained by Developer or City, as the case may be, that is covered
by any policy of property insurance maintained (or required to be maintained
under this Agreement) with respect to the Property, or the contents of the same
or any operation in the Property, whether or not such loss is caused by the fault
or negligence of City or its agents, directors, employees or officers, or is caused
by the fault or negligence of Developer or its agents, directors, employees or
officers.

9.2.6 Waiver of Subrogation. Developer will require all insurance
policies in any way related to the Agreement and secured and maintained by
Developer to include clauses stating each underwriter will waive all rights of
recovery, under subrogation or otherwise, against the City and all tiers of
contractors or consultants engaged by either of them. Developer will require of
contractors and consultants, by appropriate written agreements, similar waivers.
If Developer’s policy of insurance relating to this Agreement or to the Property
does not permit the foregoing waiver or if the coverage under such policy would
be invalidated as a result of such waiver, Developer shall obtain from the insurer
under such policy a waiver of all right of recovery by way of subrogation against
City in connection with any claim, loss or damage covered by such policy.

9.2.7 Evidence of Insurance.

9.2.7.1 Upon execution of this Agreement by
Developer, Developer shall furnish City with current certificate(s) of
insurance, executed by a duly authorized representative of each insurer,
certifying that at least the minimum coverages required herein are in effect
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and specifying that the liability coverages are written on an occurrence form
and that the coverages will not be cancelled, non-renewed or materially
changed by endorsement or through issuance of other policy(ies) of
insurance without 60 days advance written notice to City.

9.2.7.2 Prior to commencing work at the Property,
Developer shall furnish City with a certificate(s) of insurance, executed by a
duly authorized representative of each insurer, showing compliance with the
insurance required under Section 9.2.2 above.

9.2.7.3 Upon final acceptance of the Construction, and
prior to the use or occupancy of any improvements, Developer shall furnish
City with a certificate of insurance, executed by a duly authorized
representative of each insurer, showing compliance with the applicable
insurance required under the Lease.

9.2.7.4 Developer shall provide certified copies of all
insurance policies required above within 10 days of the City’s written request
for said copies.

9.2.7.5 Failure of the City to demand such certificate
or other evidence of full compliance with these insurance requirements or
failure of City to identify a deficiency from evidence that is provided shall not
be construed as a waiver of Developer’s obligations to maintain such
insurance.

9.2.7.6 The acceptance of delivery by the City of any
certificate of insurance evidencing the required coverages and limits does
not constitute approval or agreement by the City that the insurance
requirements have been met or that the insurance policies shown in the
certificates of insurance are in compliance with the requirements of this
Agreement.

9.2.8 Deductibles. Retentions and Co-Insurance. Developer is
solely responsible for any loss or portion of loss not covered by the insurance
required herein by reason of the application of any deductible, self-insured
retention or co-insurance provision of the respective policy(ies), or due to policy
limits or exclusions.

9.2.9 Failure to Maintain Insurance.

9.2.9,1 Failure to maintain the required insurance may
result in termination of this Agreement at City’s option. If the City is
damaged by the failure of Developer to maintain insurance as required in this
paragraph, then Developer shall bear all reasonable costs properly
attributable to that failure.
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9.2.9.2 City shall have the right, but not the obligation,
to prohibit Developer or any of its contractors from entering the Property until
Developer has provided certificates or other evidence that insurance has
been placed in complete compliance with these requirements and such
certificates have been approved by the City.

9.2.9.3 If Developer fails to maintain the insurance as
set forth herein, the City shall have the right, but not the obligation, to
purchase said insurance at Developer’s expense. In no event shall the City
be liable for payment of premiums due under any policy issued to Developer
by reason of the City being added as an ‘insured’ as required herein.

9.2.10 Additional Insurance. City reserves the right to require
additional kinds or amounts of insurance, as may be mutually agreed from time
to time. Developer shall periodically, bUt not less frequently than once every
three (3) years, reevaluate the scope of risks covered and the limits of its
insurance and, if commercially reasonable, increase such coverage or limits in
order to provide coverage for Developer’s and City’s protection for risks and
limits that a prudent business person would provide for property being put to
uses similarto those of the Property.

9.2.11 No Representation. City makes no representation that the
limits of liability required to be carried by Developer pursuant to this Article are
adequate to protect Developer. If Developer believes that any of such insurance
coverage is inadequate, Developer shall obtain such additional insurance
coverage as Developer deems adequate, at Developer’s sole expense. No
approval by City of any insurer, or the terms or conditions of any policy, or any
coverage or amount of insurance, or any deductible amount shall be construed
as a representation by City of the solvency of the insurer or the sufficiency of any
policy or any coverage or amount of insurance or deductible, or to limit
Developer’s contractual obligations and liabilities, and Developer assumes full
risk and responsibility for any inadequacy of insurance coverage or any failure of
insurers.

ARTICLE 10. PERFORMANCE AND PAYMENT BONDS.

10.1 Acceptable Development Contract Performance and Payment
Bonds. Prior to the Commencement of Construction, Developer shall provide or
shall cause the Contractor to provide, at no cost to the City, a performance and
payment bond covering the cost of the Construction Contract. Acceptable
performance and payment bonds shall be limited to surety bonds underwritten by
a company licensed or otherwise authorized under applicable law to issue bonds
in the State. The bonds must be issued by a corporate surety who is listed on the
United States Department of Treasury Circular 570, “Companies Holding
Certificates of Authority as Acceptable Sureties on Federal Bonds” and the A.M.
Best rating of the corporate surety issuing such bonds must be rated A or higher.
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The corporate surety issuing such bonds shall not be a captive or an entity
related in any way to Developer.

10.2 Bond Forms.

10.2.1 Developer shall execute or cause the Contractor to execute
the surety performance and payment bond substantially in the form of the current
version(s) of the MA Document A31 2 Performance Bond and Payment Bond, or
as otherwise reasonably approved by the City.

10.2.2 The Contractor shall be the principal, and the surety shall be
a corporate surety satisfactory to the City. A performance and payment bond
obtained from a captive insurance company or other entity related in any way to
Developer shall not be permitted. The bond shall be conditioned upon the full
and proper performance of the work in accordance with the plans and
specifications approved by the City and upon the payment of all materials and
labor in connection with the development and construction of the Project.

10.3 Contracts with Federal Funds. In addition to the requirements of
this section, if the Project is partially or fully funded with Federal funds, the
amount of the bonds shall be the amount required by such Federal agency, and
the surety companies shall be those listed in the latest issue of the U. S.
Treasury Circular 570.

10.4 Payment Claims Against the Payment Bond.

10.4.1 Each person who has furnished labor or material to
Developer for the work required under this Agreement for which a payment bond
is furnished under this section, and who has not been paid amounts due before
the expiration of a period of ninety (90) days after the day on which the last of the
labor was performed or material was furnished or supplied, for which a claim is
made, may institute an action for the amount, or balance thereof, unpaid at the
time of the institution of the action against Developer or Developer and its
sureties, on the payment bond and have its rights and claims adjudicated in the
action, and judgment rendered thereon; subject to the City priority on the bond, if
such priority is approved by the Project’s lender(s).

As a condition precedent to any such suit, written notice shaLl be
given by registered or certified mail to Contractor, Developer and surety, within
ninety (90) days from the date on which the person did or performed the last
labor or furnished or supplied the last of the material for which claim is made,
stating with substantial accuracy the amount claimed and the name of the party
to whom the material was furnished or supplied or for whom the labor was done
or performed

10.4.2 Every suit instituted upon a payment bond shall be brought
in the First Circuit Court of the State of Hawaii, but no suit shall be commenced
after the expiration of one year after the day on which the last of the labor was
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performed or material was supplied for the work provided in the Agreement. The
obligee named in the bond need not be joined as a party in any suit

10.4.3 With respect to any such payment bond, if the full amount of
the liability of Developer or Developer and its sureties on the security is
insufficient to pay the full amount of the claims, then after paying the full amount
due to the City (if any), the remainder shall be distributed pro rata among the
claimants.

10.4.4 Certified copies of bonds may be requested and obtained by
any person upon payment of the costs of reproduction and certification of the
bonds, and postage. A certified copy of a bond shall be prima facie evidence of
the contents, execution, and delivery of the original

ARTICLE 11. EQUAL EMPLOYMENT OPPORTUNITY.

11.1 Developer shall not discriminate against any employee or applicant
for employment because of race, color, religion, sex or national origin. Developer
will take affirmative action to ensure that applicants are employed, and that
employees are treated during employment, without regard to their race, color,
religion, sex or national origin. Such action shall include, but not be limited to,
the following: employment, upgrading, demotion or transfer; recruitment or
recruitment advertising; layoff or termination; rates of pay or other forms of
compensation; and selection for training including apprenticeship. Developer
agrees to post, in conspicuous places available to employees and applicants for
employment, notices to be provided by the City setting forth the provisions of this
nondiscrimination clause.

11.2 Developer shall, in all solicitations or advertisements for employees
placed by or on behalf of Developer, state that all applicants will receive
consideration for employment without regard to race, color, religion, sex or
national origin.

11.3 Developer will send to each labor union or representative of
workers with which Developer has a collective bargaining agreement or other
contract or understanding a notice advising the union or worker’s representative
of Developer’s commitment under Section 202 of Executive Order 11246 of
September 24, 1965, by the President of the United States (such order, ‘jQ
11246”), and shall post copies of the notice in conspicuous places available to
employees and applicants for employment.

11.4 Developer will comply with all provisions of EQ 11246, and of the
rules, regulations and relevant orders of the Secretary of Labor as they may be
amended.

11.5 Developer will furnish all information and reports required by EQ
11246, and by the rules regulations and orders of the Secretary of L.abor.
Developer will permit access to its books, records and accounts to the City and
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the Secretary of Labor for purposes of investigation to ascertain compliance with
such rules, regulations and orders.

11.6 In the event of Developer’s noncompliance with the
nondiscrimination clauses of this Article 11, or with any of the said rules,
regulations or orders, and failure to cure the same as allowed by law, this
Agreement may be cancelled, terminated or suspended in whole or in part and
Developer may be declared ineligible for further government contracts or
federally assisted construction contracts in accordance with procedures
authorized in EQ 11246, and such other sanctions as may be imposed and
remedies invoked as provided in EQ 11246, or by rule, regulation or order of the
Secretary of Labor or as otherwise provided by law.

11.7 Developer will include the provisions of Sections 11.1 through 11.6
of this Agreement in every construction contract or purchase order entered into
or made by Developer and will require the inclusion of these provisions in every
subcontract entered into by any of its contractors, unless exempted by rules,
regulations or orders of the Secretary of Labor issued pursuant to Section 204 of
EQ 11246, so that such provisions will be binding upon each contractor,
subcontractors or vendor as the case may be. Developer will take such action
with respect to any construction contract, or cause its contractors to take such
action with respect to any subcontr?ct, or purchase order as the City or the
Secretary of Labor may direct as a means of enforcing such provisions, including
sanctions for noncompliance; provided, however, that in the event Developer
becomes involved in or is threatened with litigation with a contractor,
subcontractor or vendor as a result of such direction by the City, Developer may
request the United States to enter into such litigation to protect the interests of
the United States. For the purpose of including such provisions in any
construction contract, subcontract or purchase order as required hereby, the first
three lines of this section shall be changed to read, “During the performance of
this contract, the contractor agrees as follows:” and the term “Developer” shall
be changed to “Contractor wherever itappears.

ARTICLE 12. REPRESENTATIONS AND WARRANTIES

12.1 Developer’s Re~resentations and Warranties. Developer
represents and warrants to the City to the best of its knowledge and belief, as of
the Effective Date and as of the date the Lease is executed by Developer, as
follows:

12.1.1 Execution of this Agreement on behalf of Developer by the
signatory hereto is duly authorized, Developer has the full right and authority to
enter into this Agreement and all documents contemplated hereby, and the
execution, consent or acknowledgment of no other person is necessary in order
to validate the execution of this Agreement by Developer. Upon full execution,
this Agreement shall be valid, legally binding and enforceable against Developer
according to its terms. Developer and the person signing below for Developer
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further represent and warrant that there are no restrictions, agreements, or
limitations on Developers right or ability to enter into and perform the terms of
this Agreement.

12.1.2 No consents or approvals are required to be obtained from
any governmental body or agency for the execution and delivery of this
Agreement by Developer or, if required, the same have been obtained.

12.1.3 All tax returns and reports of Developer required by law to be
filed have been duly filed and all taxes, assessments, contributions1 fees and
other governmental charges (other than those presently payable without penalty
or interest and those currently being contested in good faith) upon Developer’s
properties or assets or income which are due and payable have been paid, and
Developer has submitted applicable state and federal tax clearance certificates
prior to execution of this Agreement.

12.1 .4 Developer is not in violation of or in default with respect to
any term or provision bf any mortgage, indenture, contract, agreement or
instrument which materially and adversely affects or will materially and adversely
affect the business or prospects or condition (financial or other) of Developer or
the Project. The execution, delivery, performance of and compliance with this
Agreement will not result in any such violation or be in conflict with or constitute a
default under any such term or provision or result in the creation of any
mortgage, lien or charge on any of the properties or assets of Developer. There
is no term or provision of a mortgage, indenture, contract, agreement or
instrument applicable to Developer or by which Developer is bound which
materially and adversely affçcts or will materially and adversely affect the
business or prospects or condition (financial or other) of Developer or
Developer’s properties and assets.

12.1.5 There is no action, suit, proceeding or investigation pending,
or to the best of Developers knowledge, threatened against Developer, or the
Project in any court, or before or by any governmental entity from which any
adverse decision might materially affect Developer’s ability to observe and
perform Developers obligations under this Agreement.

12.1.6 Any financial statements of Developer delivered to the City
are true and correct in all respects, have been prepared in accordance with
generally accepted accounting practices, and fairly represent the financial
condition of Developer as of the date of financial statements. No materially
adverse change has occurred in Developers financial condition since the date of
the financial statement. Developer has made no additional borrowings since the
date of the financial statement, except those approved by the City.

12.1.7 Developer has made no contract or arrangement of any kind,
and has taken no action or failed to take any action that would give rise to a lien
on the Project, except for, and to the extent, applications for Project financing

November 6, 2015 38



Halewaj’olu Senior Residences
Development Agreement

result in awards, loans or financing which would result in a lien upon the closing
of such financing.

12.2 City’s Representations and Warranties. The City represents and
warrants to Developer as follows:

12.2.1 Execution of this Agreement on behalf of the City by the
signatory hereto is duly authorized, the City has the full right and authority to
enter into this Agreement and all documents contemplated hereby, and the
execution, consent or acknowledgment of no other person is necessary in order
to validate the execution of this Agreement by the City. Upon full execution, this
Agreement shall be valid, legally binding and enforceable against the City
according with its terms.

12.2.2 To the City Liaison’s actual knowledge, without independent
investigation, the City has not received written notice of a violation of any law,
ordinance, rule or regulation with respect to the Property

12.2.3 To the City Liaison’s actual knowledge without undertaking
any independent investigation, there are no actions, suits, material claims, legal
proceedings or any other proceeding pending or threatened before any court or
governmental agency, with respect to the Property, including but not limited to
eminent domain.

ARTICLE 13. DEFAULT; TERMINATION

13.1 Developer’s Default and Consequences. In the event Developer:

13.1.1 fails to perform any of its obligations under this Agreement
within the prescribed time period as stated in this Agreement;

13.1.2 fails to perform any of its obligations under the Lease within
the prescribed time period as stated in the Lease;

13.1 .3 fails to execute the Lease or commence constructicn by the
deadline established by the Project schedule, as may be amended, including but
not limited to any such default resulting from Developer’s failure to satisfy any of
the conditions prior to execution of the Lease (as set forth in Article 6) or prior to
Commencement of Construction (as set forth in Article 7); subject, however, to
Developer’s right to extensions pursuant to Section 3.1 or right to terminate this
Agreement in accordance with Sections 4.1.2 and 4.27;

13,14abandons or substantially suspends construction work other
than as is expressly contemplated or permitted by this Agreement or in the
Lease; or

13.1.5 attempts to transfer the Property or any interest therein,
other than as permitted under the Lease;
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then the City shall notify Developer in writing of such default.

Developer shall have fifteen (15) calendar days to cure any default
which can be remedied and cured by the payment of money. If a default cannot
be remedied by the payment of money (“Nonmonetary Default”), Developer shall
have thirty (30) calendar days from the receipt of written notice of such default in
which to cure such Nonmonetäry Default. Developer shall immediately proceed
with taking all action necessary to cure the Nonmonetary Default. If a
Nonmonetary Default cannot be cured within said 30-day period, Developer shall
submit a written request to the City for an extension of time to cure the
Nonmonetary Default supported by the reasons thereof. The City may, within its
reasonable discretion, grant such extension. During such period of default,
Developer shall continuously and diligently attempt to cure the default, shall as
reasonably as possible protect the Project site from loss or damage, and shall
maintain the Development Schedule to the extent that it is practicable to do so.

After Developer has been declared in default and provided written
notice thereof by the City, and Developer has failed to cure such default within
the applicable cure period prescribed above, the City shall have all legal and
equitable rights to which the City may be entitled under this Agreement and the
laws of the State, including the right to terminate the Agreement.

13.2 City’s Default and Consequences. In the event the City fails to
perform in a timely manner any of its obligations stated in this Agreement,
Developer shall notify the City in writing of its default. If the default is not cured
within thirty (30) calendar days of the written notice, or, if not reasonably curable
within such 30-day period, cured within such further period of time as may be
reasonably requested by City in writing and approved by Developer, so long as
the City continuously and diligently attempts to cure the default, then, Developer
may terminate this Agreement and/or exercise all rights and remedies available
at law or in equity.

13.3 No Waiver. No consent or waiver, expressed or implied, by either
party to or of any breach or default by the other party in the performance of its
obligations hereunder, shall be valid unless in writing. No such consent or waiver
shall be deemed or construed to be a consent or waiver to or of any other breach
or default in the performance by such other party of any other obligations of such
party hereunder. The failure of any party to declare the other party in default
shall not constitute a waiver by such party of its rights hereunder, irrespective of
how long such failure continues.

13.4 Termination for Illecal Purnoses. At anytime during the term of this
Agreement, the City shall have the right to terminate this Agreement if the
Property, or any part of the Property, appurtenances or improvements are used,
or intended to be used in any manner to commit or to facilitate the commission of
a crime by Developer.
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ARTICLE 14. MISCELLANEOUS.

14.1 Amendment. The provisions of this Agreement may be amended
only by each party executing a subsequent written Agreement which states each
amended provision. The terms of this Agreement may not be waived, modified,
or in any way changed by implication, through conduct, correspondence, or
otherwise, unless such waiver, modification, or change shalt be specifically
agreed to in writing by the City and Developer.

14.2 Applicable Law. The provisions of this Agreement shall be
interpreted in accordance with the law of the State of Hawaii as that law is
construed and amended from time to time.

14.3 Approvals. Any approvals obtained by Developer from the City
pursuant to this Agreement shall be for the purposes of this Agreement only.
Such approvals shall not be construed to relieve or absolve Developer of
compliance with any laws or regulations. Nor shall any such approvals serve as
a substitute for, or excuse Developer from obtaining, any required approvals from
federal, state, and City agencies.

14.4 Assignment. Neither the entire agreement which is stated in this
Agreement nor any interest in it may be assigned by any party for any purpose
without the prior written consent of the other party, which may be withheld in
such other party’s sole and absolute discretion; provided, however, that
Developer may, with the prior written consent of the City, which consent shall not
be unreasonably withheld or delayed, (i) assign or transfer its rights under this
Agreement upon the closing of the construction financing for the Project to an
entity that is managed or controlled by Developer or an affiliate of Developer; and
(H) to collaterally assign its rights under this Agreement to any lender and/or
investor of the Project. With respect to any requested assignment under (i) or (ii)
above, Developer shall provide the City with written notice of such assignment
and a copy of the proposed assignment document(s).

14.5 Binding Effect. Upon its execution by each party, this Agreement
shall become binding and enforceable according to its provisions. If more than
one party is obligated to perform an act by any provisions stated in this
Agreement, those parties shall be jointly and severally liable and obligated for the
performance of those acts. The rights and obligations of each party named in
this Agreement shall bind and inure to the benefit of each party, respectively, and
the respective heirs, personal representatives, successors, and assigns of each
party.

14.6 City’s Right to Amend. Any provision herein to the contrary
notwithstanding, during the term of this Agreement, the City reserves the right at
any time to amend this Agreement in order to assure compliance with all City and
County of Honolulu, State of Hawaii and Federal statutes, laws, and regulations.
All such amendments shall be within the general scope of this Agreement. The
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City shall provide all such amendments in writing to Developer. Subject to
Section 4.28 of this Agreement, Developer agrees that it shall immediately take
any and all reasonable steps to comply with such amendments and not to
jeopardize this Agreement.

14.7 No Party Deemed Drafter. Each party to this Agreement
acknowledges and agrees that each party (a) is of equal bargaining strength; (b)
has actively participated in the negotiation and preparation of this Agreement; (c)
has consulted with its respective legal counsel and other professional advisors as
each party has deemed appropriate with respect to this Agreement; and (d)
agrees that neither party shall be deemed the drafter of this Agreement and,
therefore, no provision stated in this Agreement shall be construed against any
party as its drafter.

14.8 Counterparts. This Agreement may be executed by the parties in
counterparts, and the counterparts executed by the parties taken together shall
constitute a single agreement.

14.9 Business Days. If any dates stated in this Agreement fall on a
Saturday, Sunday, or legal holiday observed by the City, State or federal
government, such date shall be the following Business Day.

14.10 Defined Terms. Certain terms where they initially are used in this
Agreement are set off by quotation marks enclosed in parentheses. Those
designated terms shall have the same meaning throughout this Agreement,
unless otherwise specifically stated or clearly inappropriate in the context.

14.10.1 “PartV’ shall mean the City or Developer, and
“parties” shall mean the City and Developer.

14.11 Force Maieure. If any party is prevented from performing its
obligations stated in this Agreement by any event not within the control of that
party including, but not limited to, an act of God, natural disasters, cMl unrest,
riots, earthquakes, volcanic eruptions, tsunamis, floods, public enemy, acts of
terrorism, invasion, rebellion, revolution, act of foreign enemies, war, fire, nuclear
event, radioactivity from any nuclear fuel or from any nuclear waste from the
combustion of nuclear fuel, radioactive toxic explosive or other hazardous
properties of any explosive assembly or nuclear component, an act or failure to
act of a government entity (except on the part of the City if the City is claiming an
event of Force Majeure), unavailability of materials due to a national or local
strike, or actions by or against labor unions (each a event of “Force Majeure”),
such party shall not be in default in the performance of its obligations stated in
this Agreement: PROVIDED, HOWEVER, that any party delayed by such an
event shall request an extension of time to perform its obligations stated in this
Agreement by notifying the party to which it is obligated within ten (10) Business
Days following the event, If such written notice is provided, the time to perform
the obligations stated in this Agreement shall be extended by the number of
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calendar days of delay caused by the event. If the required notice is not given by
the delayed party, no time extension shall be granted.

14.12 Gender: Number. The use of any gender shall include all genders
and the use of any number in reference to nouns and pronouns shall include the
singular or plural, as the context dictates,

14.13 lndeøendent Contractor/Non-Agency. There is no partnership, joint
venture, employer and employee, master and servant or other agency
relationship between the City and Developer! including guarantors. The City is
not a developer of the Project or the operator and manager of the Project.
Developer, inclusive of any person acting by, through, under or for the benefit of
Developer such as, for example, any real estate property manager, shall not
represent or hold itself out as being a partner, joint venture, employee, servant or
agent of the City. Developer, inclusive of any person acting by, through, under or
for the benefit of Developer, does not have the authority to bind, act for or
represent the City in any respect.

14.14 Integration. This Agreement contains all of the provisions of the
agreements between the parties pertaining to the subject mailer stated in this
Agreement, except as otherwise provided herein. Each party acknowledges that
no person or entity made any oral or written representation on which a party has
relied as a basis to enter into the agreement stated in this Agreement which is
not included as a provision in it.

14.15 Legal Action and Fees. In the event of any controversy, claim or
dispute between the parties hereto arising out of or relating to this Agreement,
the prevailing party shall be entitled to recover from the non-prevailing party
reasonable expenses, including attorneys’ fees and costs.

14.16 Memorandum. Concurrently with the execution and recordation of
the Lease, a memorandum of this Agreement shall be executed by the parties
with the signatures properly acknowledged by a Notary Public, and recorded in
the Bureau of Conveyances, State of Hawaii and/or filed with the Office of the
Assistant Registrar of the Land Court of the State of Hawaii, as applicable.

14.17 No Obligations to Third Parties. The execution and delivery of this
Agreement shall not confer rights on any person or entity except the parties or
obligate the party to any person or entity except the other party.

14.18 Notices. Any notice required or permitted by the provisions of this
Agreement to be given by a party to any other party, shall be in writing and either
shall be delivered personally or mailed postage prepaid by certified mail, return
receipt requested, to the other party at the address and to the person designated
by each party as follows:
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If to the City:

CITY AND COUNTY OF HONOLULU
Office of Strategic Development
530 S. King Street, Room 306
Honolulu, Hawaii 96813
Attention: Strategic Development Officer

With a copy to:

The Department of the Corporation Counsel
530 S. King Street, Room 110
Honolulu, Hawaii 96813
Attn.: Corporation Counsel

If to Developer

Halewai’olu Senior Development, LLC
737 Bishop Street, Suite 1 520
Honolulu, Hawaii 96813
Attn.: Ms. Monika Mordasini, Vice President of Development

Ms. Karen Seddon, Vice President of Development

With a copy to:

Settle Meyer Law
900 Fort Street Mall, Suite 1800
Honolulu, Hawaii 96813
Attention: Scott Settle

14.19 Headings. The headings of articles, sections and paragraphs in
this Agreement are included for convenience only and shall not be considered in
the construction of this Agreement.

14.20 Required Actions by the Parties. Each party named in this
Agreement agrees to diligently undertake the acts necessary to consummate the
transaction contemplated by this Agreement. Each party shall use its best efforts
to consummate the transaction contemplated by this Agreement.

14.21 Severability. If any provision stated in this Agreement subsequently
is determined to be invalid, illegal, or unenforceable, that determination shall not
affect the validity, legality, or enforceability of the remaining provisions stated in
this Agreement unless that effect is made impossible by the absence of the
omitted provision.
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14.22 Successors and AssiQns. This Agreement shall be binding upon
and shall inure to the benefit of the respective successors and assigns of the
parties hereto (as permitted pursuant to the provisions of this Agreement).

14.23 Survival. The following provisions shall survive the expiration or
earlier termination of this Agreement: 4.9 (Existing Tenants), 4.12.5 (Impact on
Waters), 4.1 2.12 (Chapter 104, HRS), 4.14 (Publicity and Project Signage), 4.19
(Observation of Laws, Ordinances and Regulations), 4.22 (Notice of Claims),
4.24 (Hazardous Materials), 4.26 (Compliance with CDBG Regulations), 8.3
(Submittals to the City Upon Completion of Construction), 9.1 (Indemnity), 9.2.9
(Failure to Maintain Insurance).

14.24 Time is of the Essence. Time is of the essence with respect to the
performance of the parties’ obligations under this Agreement.
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IN WITNESS WHEREOF, the City and Developer have executed this
Agreement as of the Effective Date.

THE CITY:

APPROVED AS TO CONTENT: CITYAND COUNTY OF HONOLULU

Director B
Department of Community Services Its

APPROVED AS TO FORM
AND LEGALITY:

Deputy Corporation Counsel

DEVELOPER:
HALEWAI’OLU SENIOR
DEVELOPMENT, LLC,
a Hawaii limited liability company

By: Halewaiolu-Michaels, LLC, a
Hawaii limited liability company,
Its Managing Member

By______
Name:
Its

lJst of Exhibits:
Exhibit A: Property Legal Description
Exhibit B: Property Map
Exhibit C: Lease
Exhibit D: Development Schedule
Exhibit E: Budget
Exhibit F: City’s Sexual Harassment Policy
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STATE OF HAWAII
) 55.

CITYAND COUNTYOF HONOLULU

On this _______ day of __________________, 20_, before me appeared
___________________________ to me personally known, who, being by me
duly sworn, did say that ____ is the ____________________ of
_________________________ that instrument was signed on behalf of the City
and County of Honolulu by authority of its City Council and the said
________________________ acknowledged the instrument to be the free act of said
the City and County of Honolulu.

Notary Public, State of Hawaii
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STATE OF NEWJERSEY )
55

COUNTY OF )

On this _____ day of ________________ 2Q, before me
personally appeared _______________________ to me personally known, who,
being by me duly sworn or affirmed, did say and acknowledge that such person
executed the foregoing instrument as the free act and deed of such person, and
if applicable in the capacity shown, having been duly authorized to execute such
instrument in such capacity.

Notary Public, State of_

Print Name: __________

My commission expires:
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EXHIBIT A
Property Legal Description

All of that certain parcel of land (being portion(s) of the land(s) described
in and covered by Royal Patent Number 6677, Land Commission Award Number
11082 to Kaukoke, Royal Patent Number 1081, Land Commission Award
Number 2938, Apana I to Huanu no Lahilahi and Royal Patent Number 144,
Land Commission Award Number 141, Apana 3 to Makahopu) situate, lying and
being on the southeast side of River Street at Honolulu, City and County of
Honolulu, State of Hawaii, being LOT 2, BLOCK D of the “QUEEN EMMA
PROJECT, T. H. R-1”, and thus bounded and described:

fleginning at an “->“ on sidewalk at the north corner of this parcel of land,
being also the west corner of Lot 3 and on the southeast side of River Street, the
coordinates of said point of beginning referred to Government Survey
Triangulation Station “PUNCHBOWL” being 1372.21 feet north and 3567.50 feet
west, thence running by azimuths measured clockwise from true South;

1. 321° 40’ 30” 186.77 feet along Lot 3, along the remainder of R. P.
6677, L. C. Aw. 11082 to Kaukoke and R. P. 1081, L. C. Aw. 2938, Apana Ito
Huanu noLahilahito a pipe;

2. 51° 40’ 30” 199.02 feet along Lot 4, along the remainder of R. P.
1081, L. C. Aw. 2938, Apana Ito Huanu no Lahilahi to a pipe;

3: 141° 40’ 30” 100.00 feet along Lot 1, along the remainders of R.
p. 1051, L. C. Aw. 2938, Apana ito Huanu no Lahilahi and R. p. 144, L. C. Aw.
141, Apana 3 to Makahopu to a “+“ on sidewalk;

4. Thence along the southeast side of River Street, on a curve to the
left with a radius of 529.40 feet, the chord azimuth and distance being 208° 151’
39” 202.68 feet, to an “->“ on sidewalk;

5 1970 49’ 30” 14.68 feet along same to the point of beginning and
containing an area of 26,925 square feet, more or less.

BEING THE PREMISES ACQUIRED BY DEED

GRANTOR SHANGHAI INVESTMENT COMPANY, INC., a
Hawaii corporation

GRANTEE CITY AND COUNTY OF HONOLULU, a
municipal corporation of the State of Hawaii

DATED July 6, 1992
RECORDED Document No. 92-1 08546
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EXHIBIT C

Form of Lease
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LEASE

This LEASE (this ‘Lease”) is made and entered into as of ______________________ 20_
(the “Commencement Date”), between the CITY AND COUNTY OF HONOLULU, a municipal
corporation of the State of Hawaii (“Lessor”), and HALEWAI’OLU SENIOR DEVELOPMENT, LLC,
a Hawaii limited liability company (‘Lessee”).

For good and valuable consideration, the sufficiency of which is hereby acknowledged, Lessor~
hereby leases to Lessee, and Lessee hereby accepts and leases~ upon the terms and
conditions set forth in this Lease and all Exhibits attached hereto, the..P~emises defined in Section 2.1
below.

ARTICLE 1:
DEFINITIONS..

The following definitions apply in this Lease:

“Additional Rent” has the meaning set forth in Section•5.1. 61 this Lease.

“Afflulate” of any specified Person means any other Perècin.Controlling or Controlled by or under
common Control with such specified Person. ~“Affiliated” shall have the correlative meaning.

“Affordable Rent” has the meaning set forth In Section 18.1.3 df this Lease.

“Affordable Rental Housing Area” means the gross square foot area of the entire Premises
excluding the Community Cente.r:Area and Commeràiál Area.

“Application” means any ~Weement appli~ation, certificate, document, or submission (or
amendment of any of the foregoing) (a) necessary or appropriate for any Construction this Lease allows,
including any application for~any building permit, certificate of occupancy, utility service or hookup,
easement, covenant, condition, restriction subdivision, or such other instrument as Lessee may from time
to time reasonably request for such Construction (b) to allow Lessee to obtain any abatement deferral
or other benefit otherwise available for Real Estate Taxes (c) to enable Lessee from time to time to seek
any Approval or to use and operate the Premises in accordance with this Lease or (d) otherwise
reasonably necessary and appropnate to permit Lessee to realize the beneffts of the Premises under this
Lease. .

“Approvals” means anyand all licenses, permits (including building, demolition, alteration, use,
and special perii,it~); approvals; consents, certificates (including certificate(s) of occupancy), rulings,
variances, authorizátioñs, or amendments to any of the foregoing as shall be necessary or appropriate
under any Law to commence perform or complete any Construction use occupancy, maintenance or
operation of the Premise$>

“Bankruptcy Law” means Title 11, United States Code, and any other or successor state or
federal statute relating to assignment for the benefit of creditors, appointment of a receiver or trustee,
bankruptcy, composition, insolvency, moratorium, reorganization, or similar matters.

“Bankruptcy Proceeding” means any proceeding, whether voluntary or involuntary, under any
Bankruptcy Law.
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“Base Rent” has the meaning set forth in Section 4.1 of this Lease.

‘BID” means any business improvement district or similar district or program, proposed or actual,
that includes, may include, or affects any Premises.

“Building Equipment means all fixtures incorporated in the Premises owned by Lessor or
Lessee and used, useful, or necessary to operate the Improvements (including boilers; compactors;
compressors; conduits; ducts; elevators; engines; equipment; escalators; fittings; heating, ventilating and

- air conditioning systems; utility systems; machinery; and pipes) as opposed tooperating any business in
the improvements.

“Business Day’ means all days except for Saturdays, Sunda~,S.and legal holidays obseived by
the State, County or the federal government If a due date determined under this Agreement falls on a
Saturday, Sunday or an official State, County or federal holiday, sUch due dätiwHl be deemed to be the
next Business Day. -

“Casualty” means any damage or destruction of:any kind or nature, ordinawor extraordinary,
foreseen or unforeseen, affecting any or all Improvements, whether or not insured or insurable

‘Casualty Termination” means a termination of thig.Leas;ê because of a Substantial Casualty,
when and as this Lease expressly allows such a termination.

“Certifying Party” has The meaning set forth in Section 251 of this Lease

“CFR” means the United States Code of Federal Regulations as may be amended from time to
time. .:

“Chinatown” means roughly the neighborhood in which the Project is located

“Chinatown Character” rtéàns the general history, character and cultural heritage of
Chinatown. .

“Chinatown Special District” means that certain district defined as the Chinatown Special
District in the LUC

“Commercial Area” means the gross square footage underlying the retail shop space located on
the ground floor of the Premises

“Commercial Subleases” has the meaning set forth in Section 18 2 1 of this Lease

“Commercial Tenants” has the meaning set forth in Section 18 2 1 of this Lease

“Commencement Date” has the meaning set forth in the opening paragraph of this Lease.

“Community Center” has the meaning set forth in Section 6.1 A of this Lease.

“Community Center Area” means The gross square footage underlying the Community Center
located on the ground floor of the Premises.

“Completion of the Project” means the date when the applicable Government agency issues a
temporary or permanent “certificate of occupancy” for the Project.
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Condemnation” means any temporary or permanent taking of (or of the right to use or occupy)
all or any portion of the Premises by condemnation, eminent domain or any similar proceeding.

Condemnation Award” means any award(s) paid or payable (whether or not in a separate
award) to either party or its mortgagee after the Commencement Date because of or as compensation for
any Condemnation, including: (a) any award made for any improvements that are the subject of the
Condemnation, (b) the full amount paid or payable by the condemning authority for the estate that is the
subject of the Condemnation, as determined in Condemnation, (c) any interest on such award, and
(d) any other sums payable on account of such Condemnation, including for, any prepayment premium
under any mortgage.

“Condemnation Effective Date” means, for any Condenitlätio.r, the first date when the
condemning authority has acquired title to, or possession ot any ç5örtion~à’f:the Premises subject to the
Condemnation.

‘Con~tructon means any alteration construction, demolition, development expansion,
reconstruction redevelopment repair Restoration, or other work affecting any Improvements, including
new construction and replacements Construction consists of Minor Construction and Major Construction

“Consumer Price Index’ means the index publishèdbyth&United States Department of Labor,
Bureau of Labor Statistics, and now known as the Consun~ér Price Index for All Urban Consumers
(1982-84 = 100), U.S. City average, All ltem~(pr such comparable in~iex as may be utilized in substitution
for or as the successor to the stated index). i~4 cli~ kndex is not publi~ièd by the United States Bureau of
Labor Statistics or successor agency thereof at any time during the Term then the most closely
comparable statistics on The purchasing power of the consumer dollar as published by a responsible
financial authority and selected by Lessor shall be utilized in lieu of such index

“Contest” has the meaning set forth in Section 111 of this Lease

“Contest Conditions” has the meaning set forth in Section 11 1 of this Lease

“Contest Security” has the meaning set forth in Section 111 1 of this Lease

°Control” means possession of the power to direct or cause the direction of the management and
policies of such Person whether by ownership of Equity Interests or by written management authority

County~ means the City and County of Honolulu

‘Default’ means any Monetary Default or Nonmonetary Default

“Default Iñtéiest’ mea.h~ interest at an annual rate equal to the lesser of: (a) the Prime Rate plus
four percent (4%) pe?àijtiumj:& (b) the Usury Limit.

“Depository~’ rneth,s a bank or trust company mutually designated by Lessor and Lessee, which
is qualified under the Laws of the State and having its principal office in Honolulu, Hawai’i.

“Development Agreement” means that certain Development Agreement dated
________________ by and between Lessor and Lessee, approved by the Honolulu City Council via
Resolution No. _____________________
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“Easements” has the meaning set forth in Section 14.4.1 of this Lease.

Environmental Law(s)” means any Law regarding the following at, in, under, above, or upon the
Premises; (a) air, environmental, ground water, or soil conditions; or (b) clean-up, disposal, generation,
storage, release, transportation, or use of, or liability or standards of conduct concerning, Hazardous
Substances.

“Equipment Lien” means any security interest, financing lease, personal property lien,
conditional sales agreement, chattel mortgage, security agreement, title rQtention arrangement or any
similar arrangement (including any related financing statement) for LesseVs~äbtjujsition or teasing of any
Financed FF&E used in the Premises that is leased, purchased under conditional sale or installment sale
arrangements, encumbered by a security interest, or used under a lioeri~ë;provided that each Equipment
Lien encumbers or otherwise relates only to the Financed FF&E for which such secured party provides
bona f/dc purchase-money financing or a bona tide equipment !ea~é, after the Commencement Date. A
Leasehold Mortgage is not an Equipment Lien. ~.. .

‘Equity Interest” means all or any part of any.:~uity or ownership interé~st(s)qwhether stock,
partnership interest, beneficial interest in a trust, membership interest or other interest of an ownership or
equity nature) in any Person. . -

“Escalation Period” has the meaning set forth in Sectibn:4.2 of this Lease.

“Event of Default” means those any one of those certain events of default described in Section
221 of the Lease, including without limitation a Monetary Default and a Nonmonetary Default

“Excise Tax” has the meaning set forth in Section 57 of this Lease

Expiration Date means the date when this Lease terminates or expires in accordance with its
terms, whether on the SOhèdulèdExpiration Date,by Lessor’s exercise of remedies for an Event of
Default, or otherwise. ... . .

“Federal and State’Affo rdabfe:Housing Requliements” means any and all federal and state
statutory, executive order and regulatory requirements applicable to any residential units on the Premises
as such requirements now exist or as they may be amended from time to time including but not limited
to, the Housing Act of 1937 as amended (42 U S C §1437 et seq ), or its successor the HOME Program
all requirements of law relating to any multi family revenue bonds authonzed in connection with the
financing of Lessee’s acquisition of the Lease, the Tax Credit Requirements (as defined below) and any
other housing assistance program funded Insured or operated by HUD or the State

‘Fee Estate means Lessors fee estate in the Premises, including Lessors reversionary interest
in The Premises aft&.tb~ Expirafion Date.

“FF&F means~ail r’ncvable furniture, furnishings, equipment, and personal property of Lessee or
anyone claiming through-Lessee (excluding Building Equipment) that may be removed without material
damage to the Premises and without adversely affecting; (a) the structural integrity of the Premises;
(b) any electrical, plumbing, mechanical, or other system in the Premises; (c) the present or future
operation of any such system; or Cd) the present or future provision of any utility service to the Premises.
FF&E includes items such as factory equipment, furniture, movable equipment, telephone,
telecommunications and facsimile transmission equipment, point of sale equipment, televisions, radios,
network racks, and computer systems and peripherals.
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‘Financed FF&E” means any FF&E subject to an Equipment Lien in favor of a lessor or lender
that: (a) is not an Affiliate of Lessee, and (b) actually provides bone f/cia financing or a bone fide
equipment lease after the Commencement Date for Lessee’s acquisition or use of such FF&E.

“Fixed Term” has the n,eaning set forth in Section 4.1 of this Lease.

‘Government’ means each and every governmental agency, authority, bureau, department,
quasi-governmental body, or other entity or instrumentality having or claiming jurisdiction over the
Premises (or any activity this Lease allows), including the United States government, the State and
County governments and their subdivisions and municipalities, and all q~h6rapplicable governmental
agencies, authorities, and divisions thereof.

Hazardous Substances includes flammable substances, explosives radioactive materials,
asbestos, asbestos containing materials, polychlonnated biphenyls, chemicals known to cause cancer or
reproductive toxicity, pollutants, contaminants hazardous wastes, medical wastes, toxic substances or
related materials explosives, petroleum and petroleum products, and any “hazardous or “toxic’ matenal
substance or waste that is defined by those or similar..térms or is regulated as sLi~h:..qnder any Law,
including any matenal, substance or waste that is (a) defined as a ‘hazardous substance’ under
Section 311 of the Water Pollution Control Act (33 UIS.C.. §13i7)~. as amended; (b~defined as a
“hazardous waste’ under Section 1004 of the Resource Cönseflatioh and Recovers’ Act of 1976,
42 U.S.C. §6901, at seq., as amended; (c) defined as a “hazE?Eious substance” or “hazardous waste”
under Section 101 of the Comprehensive Environmental Respoh~e,..Compensation and Liability Act of
1980, as amended by the Superfund ReaUthorization Act of 1986, A2 U.S.C. §9601 at seq. or any
so called superfund’ or ‘superlien law (d) defined as a “pollutant or ‘contaminant’ under 42 U SC A
§9601(33), (e) defined as ‘hazardous waste” under 40 CF R Part 260, (f) defined as a “hazardous
chemical under 29 C FR Part 1910 or (g) subject to any other Law regulating, relating to or imposing
obligations liability or standards of conduct concerning protection of human health, plant life animal life
natural resources, property or the enjoyment of life or property free from the presence in the environment
of any solid, liquid, gas,. :ddor örariv form of energy from whatever source. The term “Hazardous
Substances” for purpos4of this Leàsè shall also include any mold, fungus or spores, whether or not the
same is defined listed or otherwise classified as a hazardous substance” under any Environmental
Laws, if such mold, fungus or spores may pose a risk to human health or the environment or negatively
impact the value of the Premises

‘Hazardous Substances Discharg&’ means any deposit, discharge, generation, release, or spill
of Hazardous Substances that occurs at or from the Premises, or into the Land or that arises at any time
from the use occupancy or operation of the Premises or any activities conducted therein or any adjacent
or nearby real property, or resulting from seepage, leakage or other transmission of Hazardous
Substances from other real property to the Land, whether or not caused by a party to this Lease and
whether occurrhi~~efore or aftei~the Commencement Date.

“Historic Items” has the meaning set forth in Section 26 2 1 of this Lease

“Housing Act” nëans the Housing Act of 1937, as may be amended from time to time.

“I-iRS” means the Hawaii Revised Statutes, as may be amended from time to time.

“HUD”means the United States Department of Housing and Urban Development.

“Immaterial Loss” means a Casualty or Condemnation where the Loss Proceeds or the
Condemnation Award, respectively, is less than $500,000.
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“Improvements” means all buildings, structures, and other improvements and appurtenances
located on the Land.

“Lndemnif~J’ means1 where this Lease states that any lndemnitor shall Indemnify” any
Indemnitee from, against, or for a particular matter (the “Indemnified Risk”), that the Indemnitor shall
indemnity the Indemnitee and defend and hold the Indemnitee harmless from and against any and all
loss, cost, claims, liability, penalties, judgments, damages, and other injury, detriment or expense
(including Legal Costs, interest and penalties) that the Indemnitee suffers or incurs: (a) from, as a result
ot or on account of the Indemnified Risk; or (b) in enforcing the lndernnitoE’s indemnity. lndemnitor’s
counsel shall be subject to lndernnitee’s approval, not to be unreasonably Withheld. Any counsel
satisfactory to Indemnitor’s insurance carrier shall be automatically deem~dsatisfaôtory.

“Indemnitee” means any party entitled to be Indemnified, bndér t~s Lease and its agents,
directors, employees, Equity Interest holders, mortgagees, and offibérs.

“Indemnitor” means a party that agrees to lndemnif~ any other Person.

‘Institutional Lender means a state or feder~lly chartered savings bank, saVings and loan
association credit union commercial bank or trust company or a foreign banking institution (in each case
whether acting individually or in a fiduciary or representativd(su häian agency) capacity); an insurance
company organized and existing under the Laws of the Unit&tSt?tes or any state thereof or a foreign
insurance company (in each case whether acting individually or ihi:a.ffduciary or representative (such as
an agency) capacity) an institutional investor such as a publicly held real estate investment trust an
entity that qualifies as a REMIC” under the Internal Revenue Code a syndicator or other entity in the
business of low-income housing tax credit investment, or other public or private investment entity (in each
case whether acting as principal or agent) which at the date hereof or in the future is involved in the
business of investing in real estate assets, security interests or private activity bonds a brokerage or
investment banking organization (in each case whether acting individually or in a fiduciary or
representative (such as an agency) capacity) an employees welfare benefit pension or retirement fund
any entity the liabilities of which are insured by a governmental agency or any combination of Institutional
Lenders or a government-sponsored enterpnse, such as the Federal National Mortgage Association
(Fannie Mae) or the FederalzHomei.idanMprtgage Corporation (Freddie Mac); provided, however, that
each of the entities above shall quality as an Institutional Lender only if (at the time it becomes an
Institutional Lender) it shall not be an Affiliate of Lessee

“Insubstantial Condemnation” means any Condemnation except a Substantial Condemnation
aTerripbtary.Condemnation,Efln Immatélial Loss.

“Lan~d’~ has the meaniribset forth in Section 2.1 of this Lease.

“Land Coürt”..means the Office of the Assistant Registrar of the Land Court of the State of
Hawafl.

“Law” or uLaws!i:.means all laws, ordinances, requirements, orders, proclamations, directives,
rules, and regulations of any Government affecting the Premises, this Lease, or any Construction in any
way, including any use, maintenance, t~ation, operation, or occupancy of, or environmental conditions
affecting, the Premises, or relating to any Real Estate Taxes, or otherwise relating to this Lease or any
party’s rights and remedies under this Lease, or any Transfer of any of the foregoing, whether in force at
the Commencement Date or passed, enacted, or imposed at some later time, and as may be amended
from time to time.

6



Halewai’olu Senior Residences
Lease

“Lease” means this Lease, together with the exhibits attached hereto, as the same may be
amended from time to time.

“Lease-Related Documents” has the meaning set forth in Section 27.1 of this Lease.

“Leasehold Estate” means Lessee’s leasehold estate, and all of Lessee’s rights and privileges
under this Lease, upon and subject to all the terms and conditions of this Lease, and any direct or indirect
interest in such leasehold estate.

‘Leasehold Mortgag&’ means any first or second mortgage, dø~dtf. trust or other security
instrument (a) that encumbers the Leasehold Estate or any interest in t[w;!teasehold Estate; (b) a copy of
which (whether recorded or unrecorded) is promptly after execution delivered to Lessor with a
certilloation by Leasehold Mortgagee that the copy is accurate and stating Leasehold Mortgagee s name
and Notice address; and (c) that is held by a Leasehold Morlgageéthat is ari’lñstitutional Lender, subject
to the jurisdiction of the courts of the State of Hawaii.

“Leasehold Mortgagee” means the holder of an~~ Leasehold Mortgage and1it~successors and
assigns. ~ .

“Legal Costs” of any Person means all reasonable.costs~ähd expenses such Person incurs in
any legal proceeding (or other matter for which such Person i&entitled to be reimbursed for its Legal
Costs), including reasonable attorneys’ tees, court costs, and e~pènses, and in or as a result of any
Bankruptcy Proceeding. .•~..

“Lessee” means Halewai’olu Senior Development, LLC, a Hawaii limited liability company

“Lessor initially means the City and County of Honolulu a municipal corporation of the State of
Hawaii After every transfer of the Fee Estate made in accordance with Article 15, Lessor’ means only
the owner(s) of the Fee Estate at thetiirie in questioñ~•.

‘Liability lnsáráOce” rneans:commercial general, liability insurance against claims for personal
injury, death or property damage occurnng upon in, or about the Premises or adjoining sidewalks,
providing coverage limits (and subject to increases) as provided in Article 12

“Loss’ means any Casualty or Condemnation

Loss Proceeds’ means Property Insurance Proceeds and/or Condemnation Award(s)

“LUO” means the County s Land Use Ordinance codified in Chapter 21 of the ROH

“Major Cohstiuction”.riiaans any Construction that is reasonably anticipated to cost in excess of
$1 000 000 (which amount shall be increased in proportion to the percentage increase if any, in the
Consumer Price Index thihb~ the Commencement Date).

“Market Value” of the Fee Estate or the Leasehold Estate means, as of any date of
determination, the present t~ir market value of such estate (including the fair market value of the rights of
the holder of such estate in and to any Improvements) as of such date, considered: (a) as if no Loss had
occurred; (b) without adjusting for any expectation of any Loss; (c) as if the Leasehold Estate had not
been terminated; (d) taking into account the benefits and burdens of this Lease (including, without
limitation, all cash flows and revenues, including developer fees, accruing to or reasonably anticipated to
accrue to the holder of the Leasehold Estate), the remaining Term, all Permitted Exceptions, and all other
matters affecting such estate and its valuation; and (e) discounting to present value all the obligations and

7



Halewai’olu Senior Residences
Lease

benefits associated with such estate (including, in the case of the Fee Estate, the Rent and Lessor’s
reversion). The Market Value shall be determined as if the Term were to continue until the Scheduled
Expiration Date, and shall be determined independently of, and without regard to, any valuation
established in a Condemnation.

“Minor Construction’ means any Construction that Lessee elects in its discretion, or this Lease
requires Lessee, to undertake from time to time, except Major Construction.

‘Modification” means any abandonment, amendment, cancellation, discharge, extension,
modification, rejection, renewal, replacement, restatement, substitutiph; Supplement, surrender,
termination, or waiver of a specified agreement or document, or of any; p1 its terms or provisions, or the
acceptance of any cancellation, rejection, surrender, or termination.1bf~sUch agreement, document, or
terms.

“Modify” means agree to, cause, make, or permit any. Modification.

‘Monetary Default’ means Lessees failure to pay any Rent or other money (including Real
Estate Taxes and insurance premiums) when and as this Lease or the Development Agreement requires

‘Nonmonetary Default’ means Lessee’s: (a) failur&to ç.citply with any affirmative or negative
covenant or obligation in this Lease or in the Development A~reement, except a Monetary Default; or
(b) breach of any representation or warranty (~s of the date mad&Or~d.eemed made).

Notice means any consent, demand, designation, election, notice, or request relating to this
Lease, including any Notice of Default Notices shall be delivered and shall become effective only in
accordance with Article 24. ~. . .

‘Notice of DefauItmeàrié~ny Notice clairñirj~ or giving r’4btice of a Default or alleged Default.

“Notice to Proceed” means that certain nOtice which permits Lessee to commence with the
Construction of the Project in accordance with Article 7 of the Development Agreement

Notify” means give a Notice

‘Permitted Exceptions’ means (a) the recorded title exceptions affecting the Fee Estate and
pnor to this Lease as of the Commencement Date, listed as exceptions in Lessees leasehold policy of
title insurance for this Lease, (b) any Subleases existing as of the Commencement Date (c) any title
exceptions (including new Subleases) caused by Lessee’s acts or omissions, consented to or requested
by Lessee or resulting from Lessees Default, (ci) any Application made at Lessee’s request, (e) any title
exceptions resulting from the exercise of the rights reserved to Lessor in this Lease, and (f) the additional
matters, if any, listed~in ExhibitS attached hereto.

“Permitted Usés~!iheans the uses described in Section 6.1 of this Lease.

“Person’ means any association, corporation, Government, indMdual, joint venture, joint-stock
company, limited liability company, partnership, general or limited partnership, trust, unincorporated
organization, or other entity of any kind.

“Premises” has the meaning set forth in Section 2.1 of this Lease.

“Prime Rate” means the prime rate or equivalent “base” or “reference” rate for corporate loans
that is published in the Wall Street Journal as of the applicable date or, if such rate is no longer published,
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then a reasonably equivalent rate published by an authoritative third party mutually designated by Lessor
and Lessee. NotWthstanding anything to the contrary in this paragraph, the Prime Rate shall never
exceed the Usury Limit

“Prohibited Lien’ means any mechanic’s, vendor’s, laborer’s, or material suppliers statutory lien
or other similar lien arising from worlç labor, services, equipment, or materials supplied, or claimed to
have been supplied, to Lessee (or anyone claiming through Lessee), if such lien attaches to the
Leasehold Estate or attaches (or may attach upon termination of this Lease) to the Fee Estate. An
Equipment Lien is not a Prohibited Lien.

“Project” means that certain affordable rental housing projeat: ~or sehiors, together with a
Community Center and other components, to be developed on the Larid~;~änd more particularly described
in Article VI.

“Property Insurance Proceeds” means net proceedw~ãfterreasonablè costs of adjustment and
collection including Legal Costs) of property insurance, when and as received by Lessor Lessee,
Depository or any mortgagee, excluding proceeds of Lessee’s business interruption insurance in excess
of Rent . H

“Public Accommodations Laws’ means all appIicábIê~LawE, inciluding, without limitation, Title II
and Title Ill of the Americans with Disabilities Act of 1990 (the:~ADA”), the ADA Accessibility Guidelines
promulgated by the Architectural and Transportation Bamers Compliance Board, the public
accommodations title of the Crvil Rights Act of 1964, 42 USC § 2000a et seq the Architectural Barriers
Act of 1968, 42 usc § 4151 at seq, as amended, Title V of the Rehabilitation Act of 1973 the Minimum
Guidelines and Requirements for Accessible Design, 38 CFR Part 1190 and the Uniform Federal
Accessibility Standards, and any similar Laws now or hereafter adopted, published or promulgated as the
same are now in effect or may be hereafter modified, amended or supplemented

‘Qualified Tenants” means tenants that meet the age and income requirements for a Residential
Rental Unit set forth in-Sèbtion6.1.1.-

Real Estate Taxes means all general and special real estate taxes (including taxes on FF&E
sales taxes use taxes, and the like) BID payments, assessments municipal water and sewer rents rates
and charges, excises, levies, license and permit fees, fines, penalties and other governmental charges
and any interest or costs with respect thereto general and special ordinary and extraordinary foreseen
and unforeseen that before or during the Term and applicable to the Term, or any part of it, may be
assessed, levied imposed upon or become due but only to the extent payable out of or in respect of or
charged with respect to or become a lien on the Premises or the sidewalks or streets located in front of
or adjoining the Premises or any passageway or space in, over or under such sidewalk or street, or any
other appurtenances of the Premises or any FF&E Building Equipment or other facility used in the
operation thereof, or the rent o? income received therefrom or any use or occupancy Thereof ‘Real
Estate Taxes” shall riot— however, include any of the following, all of which Lessor shall pay before
delinquent or payable ojl~with a penalty: (a) any franchise, income, excess profits, estate, inheritance,
succession, transfer, gift/corporation, business, capital levy, or profits tax, or license fee, of Lessor;
(b) any item listed in thi~ paragraph that is levied, assessed, or imposed against the Premises during the
Term based on the recapture or reversal of any previous tax abatement or tax subsidy, or compensating
for any previous tax deferral or reduced assessment or valuation, or correcting a miscalculation or
misdetermination, relating to any period(s) before the Commencement Date; and Cc) interest, penalties,
and other charges for subparts (a) and (b) aforesaid. If at any time during the Term the method of
taxation prevailing at the Commencement Date shall be altered so that any new taç assessment, levy
(including any municipal, state or federal levy), imposition, or charge, or any part thereof, shall be
measured by or be based in whole or in part upon the Premises and imposed upon Lessor, then all such
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new taxes, assessments, levies, Real Estate Taxes, or charges, or the part thereof to the extent that they
are so measured or based, shall be deemed to be included within the terni “Real Estate Taxes”.

“Rent” means the Base Rent, the Additional Pent, and any other amounts required to be paid by
Lessee to Lessor under the provisions of this Lease.

“Rent Commencement Date” has the meaning set forth in Section 4.4 of this Lease.

“Rental Period” has the meaning set forth in Section 4.2 of this Lease..

“Requesting Party” has the meaning set forth in Section 25.1 of tHis Lease.

“Residential Rental Units’ means those residential r?Fital iihiiê that are designated for
occupancy by persons age 62 and older who meet the income qu&ifiqations sêLfprth herein, and shall not
include the residential unit occupied by the resident staff persori~i

Restoration means, after a Loss the alteration clearing, rebuilding, reconstruction repair,
replacement, restoration, and safeguarding of the damaged or remaining Improvements, substantially
consistent with their condition before the Loss, subject to such Construction as Lessee shall perform in
conformity with this Lease, subject to any changes in Law that*buld.limit the foregoing.

“Restoration Funds” means any t,.oss Proceeds (and deposits by Lessee) to be applied to
Restoration.

“Restore” means accomplish a Restoration.

“RFP” means that certain Request for Proposals issued by the Lessor on July 3, 2014 for the
development of the Premises

“ROH” means the Revised Ordinances of Honolulu as may be amended from time to time

“Scheduled Expiration Date’” has the meaning set forth in Section 3 1 of this Lease

“SHPD” has the meaning set forth in Section 26 2 2 of this Lease

‘State” means the State of Hawai’i

“Sublease means for any portion of the Premises, any (a) sublease, (b) agreement or
arrangement (including a concession license, management, or occupancy agreement) allowing any
Person to occupy, use or possess (c) sub sublease or any further level of subletting or (d) Modification
or assignment of clause (a) through clause (c) above

“Sublessee” mé&hs any Person entitled to occupy, use, or possess any premises under a
Sublease.

“Substantial Casualty” means a Casualty that (a) occurs less than five (5) years before the end
of the Term and renders the Premises, in Lessee’s reasonable judgment (with Leasehold Mortgagee’s
consent), not capable of being economically Restored, or (b) pursuant to Law, prevents the Premises
from being Restored to substantially the same condition, and for the same use, as before the Casualty.

“Substantial Condemnation” means any Condemnation that takes The entire Premises or so
much thereof that the remainder,- in Lessee’s reasonable judgment (with Leasehold Mortgagee’s
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consent), is not capable of being Restored to an economically viable whole for the conduct of the
Permitted Use specified in Section 6.1.

‘Tax Credit Requirements” means any and all matters required by Section 42 of the Internal
Revenue Code of 1986 (26 U.S.C.), as amended (and the cognate provisions of the laws of the State)
and/or any applicable agreement or restrictions relating to the receipt of any federal or State low income
housing tax credits in connection with Lessee’s activities and obligations under this Lease, whether or not
such requirement is explicitly stated in Section 42 or regulations thereunder (or the applicable provisions
of the laws of the State and the regulations thereunder).

“Temporary Condemnation” means a Condemnation of the rigtjtfo use or occupy all or part of
the Premises for a temporary period of time.

“Term” has the meaning set forth in Section 3.1 of this Le~sè.

“TOP Plan” has the meaning set forth in Section 6.1~7 of this Leasa

‘TOD Zone” means the area(s) designated for transit-oriented development as set forth in the
TOD Plan.

“Transfer” of any property means any of the following, ~hether by operation of law or otherwise,
whether voluntary or involuntary, and whether.direct or indirect: (á)<eny assignment, conveyance, grant,
hypothecation, mortgage, pledge sale, or other transfer whether direct or indirect, of all or any part of
such property or of any legal beneficial, or equitable interest or estate in such property or any part of it
(including the grant of any easement, lien, or other encumbrance), or (b) any conversion exchange,
issuance, Modification reallocation, sale, or other transfer of any Equity Interest(s) in the owner of such
property by the holders of such Equity Interest(s) Except as provided below a transaction affecting
Equity Interests as referred to in clause (b) above shall be deemed a Transfer by Lessee even though
Lessee is not technically the transferor A Transfer shall not however include any of the foregoing
(provided that the other party to this Lease has received Notice thereof) relating to any Equity Interest
(i) that constitutes a mere change in form of ownership with no material change in beneficial ownership
and constitutes a tax-free transaction under Jederal income tax law, (ii) to member(s) of the immediate
farnily(ies) of the transferor(s) or trusts for their benefit, or (vi) to any Person that as of the
Commencement Date, holds an Equity Interest in the entity whose Equity Interest is being transferred In
addition to the foregoing, the trading of an Equity Interest in any entity whose capital stock is listed on a
nationally recognized stock exchange shall not constitute a Transfer

Unavoidable Delay means delay in performing any obligation under this Lease (except
payment of money) arising from or on account of any cause whatsoever beyond the obligor’s reasonable
control, despite such obligor’s reasonable diligent efforts including industry-wide strikes1 labor troubles or
other union activitiès~ut onlytØihe extent such actions affect similar premises at that time and do not
result from an act or omission of the obligor), the obligor s inability to obtain required labor or materials
after commercially reasbhäble efforts to do so, litigation (unless caused by the obligor) including, without
limitation, injunctive or sjrñilar relief in connection with any litigation, Loss, accidents, Laws, governmental
preemption, war, riots, terrorism, contamination by radioactivity or Hazardous Materials (unless caused by
the obligor), fire, explosions, earthquakes, drought, tidal waves, floods, windstorms, natural disaster or
other acts of God. Unavoidable Delay shall exclude delay caused by the obligor’s financial condition,
illiquidity, or insolvency. Any obligor claiming Unavoidable Delay shall Notify the obligee: (a) within
ten (10) Business Days after such obligor knows of any such Unavoidable Delay; and (b) within five (5)
Business Days after such Unavoidable Delay ceases to exist. To be effective, any such Notice must
describe the Unavoidable Delay in reasonable detail. Where this Lease states that performance of any
obligation is subject to Unavoidable Delay(s) or words of similar import, such Unavoidable Delay(s) shall
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extend the time for such performance only by the number of days by which such Unavoidable Delay(s)
actually delayed such performance, plus a reasonable period of time thereafter to mobilize to commence
performance.

“Use Restriction Period” has the meaning set forth in Section 16.1.5 of this Lease.

“Usury Limit” means the highest rate of interest, if any, that Law allows under the circumstances.

“Year” means a period of 365 days except in leap years, in whiohbase the period is 366 days.

ARTICLE 2:
PREMISES .

2.1 PremIses. At the Commencement Date, Lessor~cWns the following real proØb~rt~ (collectively, the
“Premises”) (a) the land described in Exhibit A attached hereto (the Land) (I,) the Improvements
existing thereon as of the Commencement Date (c) the appurtenances and all the estate and rights of
Lessor in and to the Land; and (d) all Building Equipment attábhpdbr appurtenant to any of the foregoing
existing as of the Commencement Date. This Lease is sübjEàt to the encumbrances described in
Exhibit A the Permitted Exceptions and any title exceptions resulting from the exercise of the rights
reserved to Lessor in This Lease. I

2 2 Acceptance in Existing Condition Except as otherwise provided in the Development
Agreement and this Lease, Lessee expressly acknowledges and agrees that Lessor has made no
representations or warranties whatsoever, whether express, implied or statutory, with respect to the
Premises or any portion thereof, and that Lessor shall not be obligated to provide or pay for any work or
services related to the Premises or the operation thereof Lessee acknovAedges that Lessee has
inspected the Premises carefully or has had the opportunity to inspect the Premises carefully, and except
as otherwise provided in the Development Agreement and this Lease, accepts the Premises in As IS,
WHERE IS AND WITH ALL: PA JL9; ccnlit!on witho(it warranty, guaranty liability, or representation
whatsoever express or implied oral or wntten on the part of Lessor or any Person on behalf of Lessor
regarding the Premises or matters affecting the Premises including the following

2 2 1 physical Condition The physical condition of the Premises including the quality nature,
adequacy and physical condition of (a) the Land, including any systems facilities, access, and/or
Iandscapiit.(b) the air, soils, ~eblogy, tOpography, drainage, and groundwater, (c) the suitability of the
Land for construction of any future Improvements or any activities or uses that Lessee may elect to
conduct on the Land, or (d) the compaction, stability or composition, erosion or other condition of the soil
or any fill or embahkment on tijaLand for building or any other purpose;

2.2.2 lmprovémeñts. The quality, nature, adequacy and physical condition of any existing
Improvements includingi without limitation, The structural elements, seismic safety, engineering
characteristics, foundation, roof, systems, infrastructure, facilities, appliances, appurtenances, access,
Iandsbaping, and/or parking facilities;

2.2.3 ]J~je. The nature and extent of any recorded right of way, lease, possession lien,
encumbrance, license, reservation or other title condition of record as of the Commencement Date
affecting the Premises including, without limitation, the existence of any easements, rights of ways or
other rights across, to or in other properties that might burden and/or benefit the Premises; provided,
however, that Lessor represents and warrants to Lessee that it owns fee simple tiUe to the Land and that
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no other party has any right or option to purchase the Land or the Leasehold Estate therein as of the
Commencement Date of this Lease.

2.2.4 Compliance. The development potential of the Premises and/or the zoning, land use, or
other legal status of the Land or Improvements or compliance with any public or private restrictions on the
use of the Land, as the same are in effect as of the Commencement Date or may be hereafter modified,
amended, adopted, published, promulgated or supplemented, or the compliance of the Land or
Improvements with any applicable Laws;

2.2.5 Hazardous Substances. The presence or removal of HEfártious Substances on, in,
under or about the Premises or any adjoining or neighboring property;

2.2.6 Economic Feasibility. Economic conditions or proj~otibns~dØ~elopnient potential, market
data or other aspects of the economic feasibility of the Premises and/or the business Lessee intends to
conduct on the Premises,

2 2? Utilities The availability, existence quality, nature, adequacy and physical condition of
utilities serving the Premises; ~‘

2.2,8 Suitability. The use, habitability, merchantability, fitness, suitability, value or adequacy of
the Premises for any particular purpose (including, without liryjitation, the Permitted Use specified in
Section 6.1);

2 29 Boundaries The boundaries of the Premises the location of any Improvements on the
Land and/or the existence of any encroachments onto &~ffom any adjaceet lands;

2 2 10 Access Access to the Premises, including from or through any particular route, and

2.2.11 Other Matters. AOitnatter what~oever not referenced above that pertains to the
Premises.

2.3 Release of Lessor.t.essee. ~.h*eh~lf of itseif1its agents, directors, employees, Equity Interest
holders, mortgagees, and officers, hereby waives releases and forever discharges Lessor and its agents
directors employees and officers of and from any and all claims, actions causes of actions, demands,
rights, damages costs, expenses or compensation whatsoever direct or indirect, known or unknown,
foreseen or unforeseen, which Lessee or any its agents, directors employees, Equity Interest holders,
mortgagees or officers now have or which may arise in the future on account of or in any way related to or
in connection with any past, present or future aspect, feature, characteristic or condition of the Premises
of the nature and type specified in Section 221 through Section 2210, provided however that this
release shall not cover pertain to, or deem to release any claim of Lessee against Lessor for breach of
this Lease or the Dé~(eiopment.A~reement.

ARTICLES:
TERM

3.1 Term. The terms and provisions of this Lease shall be effective as of the Commencement Date.
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The term of this Lease (the “Term”) shall be approximately sixty-five (55)1 years commencing on the
Commencement Date and terminating at 11:59 p.m. on ___________, 20_ (the Scheduled Expiration
Date”), unless terminated sooner in accordance with this Lease.

3.2 Delivery of Possession. Lessor shall deliver the Premises to Lessee on the Commencement
Date.

3.3 No Option to Extend; No Renewal. Lessee shall have no right to extend or renew the Term.
Upon expiration or earlier termination of this Lease, Lessor shall have no Q~Hgation to extend or renew
this Lease, or to enter into a new lease with Lessee.

ARTICLE 4:
RENT

41 Fixed Term The net annual rent for the Premises C Base Rent) for the first 30 years of the
Term (the “Fixed Taint) shall be equal to $1,614.00, based on the following:

Area Annual Ahiount

Affordable Rental Housing Area $ 0

Community Center Area •.. $1,180 (approx. $Ori per gross square foot)

Commercial Area $ 434 (approx $022 per gross square foot)

4 2 Escalation Period Annual Base Rent for each of the following penods (each a “Rental Period)
(i) Year 31 through 40, (H) Year 41 through Year 50, (iii) Year 51 through Year 60 (iv) Year 61 through
65 (all of such Rental Periods being collectively called the “Escalation Period) shall be equal to the
following: *

Rental Period Base Rent

Year3l through 40 $209820

Year 41 through 50 $230802

N’e~r~1 through 60 :~ $2,538.82

Year 61 Jthrough 65~ $2,792.70

4.3 No Offsets. tessee~.shall pay all Rent without offset, defense, claim counterclaim, reduction, or
deduction of any kind WhàtEdever

Note: Prier to the execution of the Leesc~ the parties may, by mutual agreement, provide Lessee the right to have an extended
Term, for a period not to exceed seven~’-tive (75) years in total, if such extended Term is prescribed by the requirements of
Tenant’s Institutional Lenders, whereupon this Lease shall be revised accordingly before it is submitted to Council forapprovat

Note: if the Term is extended to up to 75 years, the rental period would be adjusted accordingly.
Note: if the Term is extended to 75 years, the rental period would be adjusted accordingly and for any period between 70 and 75

years, the Base Rent would be equal to $3071.97.
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4.4 Payment - Generally. Lessee shall commence payment of Rent on the I ~ day of the 2~
calendar month following the Completion of the Project (“Rent Commencement Date”) and thereatter,
such Rent shall be paid annually in advance on the first day of each Year for which such Rent accrues
under this Lease. If the Rent Commencement Date falls on a day other than the first day of the Year, then
the Rent for the first fractional year shall be computed on a daily basis from the Rent Comrbencement
Date to the end of the Year and shall be paid accordingly. Lessee shall have the right, but not the
obtigation, to prepay Base Rent for all or a portion of the Fixed Term or any Rental Period, in advance.

ARTICLE 5:
ADDITIONAL PAYMENTS BY LESSEE; REAL ESTAtE TAXES

5.1 Net Lease. This Lease shall constitute an absolutely~net”1éa~?. Lessee shall pay as
“Additional Rent” and discharge, before failure to pay creates a material risk of forfeiture or penalty,
each and every rtern of expense of every kind and nature whatsoever, related to or arising from the
Premises or by reason of or in any manner connected with or arising from the leasing, operation
management, maintenance repair, use, or occupancy of or permitted Construction affecting, the
Premises Notwithstanding anything to the contrary in this Lease Lessee need not pay, Lessee may
offset against Rent any sums paid by Lessee on account of, and Lessor shall Indemnify Lessee against
payment of, the following items payable, accrued, or incurred by Lessor (a) depreciation amortization,
brokerage commissions, financing or refinancing costs, manë~i~ént fees, or leasing expenses for the
Fee Estate; (b) consulting, overhead, accounti g, tax preparatiori;Øther professional fees, legal and staff
costs and other costs incidental to Lessor’s ownership of the Fee Estate and administration and
mnonitonng of this Lease including such costs Lessor incurs in reviewing anything Lessee delivers under
this Lease or determining whether Lessee is in compliance with this Lease, except where this Lease
expressly provides otherwise, (c) any costs or expenses that Lessor incurs in or for any litigation, except
to the extent that this Lease requires Lessee to pay such costs or expenses, (d) any insurance premiums
utilities, operating expenses, or other costs related to the Premises that accrued before the
Commencement Date, (e) any sums payable by Lessor under this Lease or expressly excluded from the
definition of Real Estat&Taxes; andz~all other cost~or expenses that, by their nature, are personal to
Lessor or Lessor’s ownership of the Fee Estate

6 2 Real Estate Taxes Lessee shall pay and discharge all Real Estate Taxes, if any payable or
accruing for all periods within the Term before faIlure to pay creates a material risk to Lessor of forfeiture
or penalty subject however to Lessees nght of Contest as this Lease expressly provides Lessee shall
also pay all interest and penalties any Government assesses for late payment of any Real Estate Taxes
Lessee shall within a reasonable time after Notice from Lessor give Lessor reasonable proof that Lessee
has paid any Real Estate Taxes that this Lease requires Lessee to pay Lessee shall have the sole right
and authontyto contest Real Estate Taxes in compliance with the Contest Conditions Lessee shall also
have the nght to apply for any applicable exemption from Real Estate Taxes applicable to the Premises

5.3 Assessmeiits in Installments. To the extent allowed by Law, Lessee may apply to have any
assessment payable irtih~t~IIh,ents. Upon approval of such application, Lessee shall pay and discharge
only such installments as.become due and payable during the Term.

5.4 BID Decisions. If any proposal is made to include the Premises in any BID applicable to the
Term (or to Modify the terms of any BID, including the amount or calculation of any required payments or
assessments) and the owner of the Premises is entitled to vote in favor of or against such proposal, then
Lessee shall decide how to vote, the parties shall cooperate to effectuate such decision, and Lessee shall
have full power to represent the Premises in all matters regarding the BID applicable to the Term,
provided that at The time of determination no uncured Event of Detäult exists, and provided further that
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Lessee shall not make any decisions or commitments, or incur any obligations with respect to any BID
involving the Premises that extend beyond the Term without Lessors written consent.

5.5 Direct Payment by Lessor. If any Additional Rent must be paid directly by Lessor then:
(a) Lessor shall Notify Lessee of such Additional Rent and the payee entitled thereto, such Notification
constituting Lessee’s authorization to make such payment, insofar as applicable, on behalf of Lessor, and
(b) if the payee nevertheless refuses to accept payment from Lessee, then Lessee shall Notify Lessor
and shall pay such amount to Lessor in a timely manner with reasonable instructions on remittance of
such payment. Lessor shall with reasonable promptness comply with Lessee s reasonable instructions.
In such event, provided Lessee provides Lessor with payment and reason.ablelhstructions on remittance
of such payment in a reasonable amount of time prior to the payrnèht due date, Lessor shall be
responsible for any late charges or fees, interest or penalties arising.flcófp~:~.essor’s payment if Lessor is
late in making such payment.

5 6 Utilities Lessee shall arrange and pay directly before the same become delinquent for all fuel,
gas, electricity light power water, sewage, garbage disposal telephone, and other utility charges and
the expenses of installation, maintenance, use, and service in connection with the foregoing, for the
Premises dunng the Term Lessor shall have absolutely no liability or responsibihty for the foregoing
provided that Lessor performs its obligations regarding any related Application

6.7 Excise Tax. Lessee shall pay to Lessor, as AdditionalRèi~t, the applicable State general excise
or surcharge tax on gross income, as the same may be amended~-änd all other similar applicable taxes,
surcharges, rates and/or charges imposed Ø~o~L~essor with respect to rental or other payments in The
nature of a gross receipts tax sales taç pnvilege fax, surcharge or the like, excluding federal, state or
county net income taxes, imposed by any Government (collectively, the “Excise Tax), such Excise Tax
to be paid at the time and together with each payment of Fixed Rent and Additional Rent (which includes
any and all charges required under this Lease to be made by Lessee to Lessor) to the extent they are
subject to the Excise Tax The Exoise Tax due from Lessee shall be the amount which, when added to
the applicable Rent due or other payment (whether actually or constructively received by Lessor) shall
yield to Lessor (after deduction of all such tax payable by Lessor with respect to all such payments) a net
amount which Lessor would have realized from such payment had no such tax been imposed It is the
intent of thia Section 5 7 that Rent will be received by Lessor without diminution by any tax assessment,
charge, or levy of any nature whatsoever except net income taxes imposed by any Government and the
terms and conditions of this Lease shall be liberally construed to effect such purpose

S B Conveyance Tax Lessee shall pay the entire amount of any conveyance tax or related tax
imposed by Law on account of this Lease or any amendment to this Lease (including without limitation
to the extent resulting from any increase in Rent under this Lease and/or any renewal or extension of the
Term) and for preparing, executing and/or filing when due such documentation as may be necessary or
proper in conrie~tion therewith. zif Lessor chooses, in its sole discretion, to collect said conveyance tax
from Lessee and:p y~ it to the~ tax authority on behalf of Lessee, Lessee shall promptly pay said
conveyance tax to Lessor At Lessors request Lessee shall promptly execute such affidavits and other
documents as may behèd&sary or proper in connection with said conveyance tax. Lessee’s obligations
as aforesaid shall suwiv~’the expiration or earlier termination of this Lease.

5.9 Taxes on Lessee’s Business and Personal Property. Lessee shall be responsible for and
shall pay before delinquency all taxes assessed by any Government against Lessee by reason of the
conduct of its business in the Premises or with respect to personal property of any kind owned by or
placed in, upon or about the Premises by or at the expense of Lessee.

5.10 Tax Exemptions. Nothing contained herein shall prevent Lessee from applying for any
exemptions which may be available to Lessee for its Real Estate Tax, Excise Tax, conveyance tax or
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other tax obhgations; provided however, that it shall be Lessee’s sole responsibility to apply for and
maintain any such exemptions as and when required by Law. Any such exemptions are subject to all
Laws applicable thereto.

5.11 Lessor Expenses. Lessee shall pay to Lessor, within ten (10) Business Days after the date of
mailing or personal delivery of statements1 all reasonable costs and expenses, including attorneys’ fees,
paid or incurred by Lessor: (i) required to be paid by Lessee under any covenant in this Lease (including
without limitation any indemnity provision), (ii) in enforcing any of Lessee’s covenants or obligations in this
Lease, (Hi) in remedying any breach of this Lease by Lessee. (iv) in recovering possession of the
Premises or any part of the Premises, (v) in collecting or causing to be paidàh~deIinquent rent, taxes or
other charges payable by Lessee under this Lease, (vi) in connectipri with ahy estoppel certificate
requested by Lessee, or (vu) in connection with any litigation (other than condemnation proceedings)
commenced by or against Lessee to which Lessor shall without fault be~rWa4e a party. All such costs,
expenses and fees shall constitute Additional Rent, and Lessee’s obligations UNer this Section 5.11 shall
survive the expiration or earlier termination of the Term.

ARTlCLE6:~.
USE

6.1 Permitted Use. Lessee shall use the Premises for th&fô.U~wing purposes:

6 1 I Affordable Residential Rental Units for Seniors Lessee shall design construct
operate and maintain Residential Rental Units, in the number and of the type described below4, for
persons 62 years of age or older who meet the fôIlø~ing. income qualifications associated with said
Residential Rental Units: .

No. of units No. of bed?öñyns Income qualifications

8 At or below 30.% of HUD area median income

117 1 Atorb~ow 60% of HUD area median income

1W v Ator beloW 80% of HUD area median income

10 2 At or below 60% of HUD area median income

4~ :. 2 At or below 80% of HUD area median income

1 1 Non-revenue staff unit

Total: 152 residentialuñiis; 151 Residential Rental Units

4Note: the income and unit m& is subject to adjustment prior to the submission of the final form of the Lease to City Council itr
approval; provided, however, the Income and unit mbc descdbed herein shall be deemed a ceiting.’ Developer shall rent 100% of
the Units in the Project to Qualified Tenants with incomes at or below 60% AM!. No fewer than 69% of the total number of Units
shall be rented to Qualified Tenants with incomes at or below 60% AMI, and no fewer than 5% of the total number of Units shall be
rented to Qualified Tenants with Incomes at or below 30% AMI.
5seenote 4.
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Monthly Rent for the Residential Rental Units shah not exceed Affordable Rent, as set forth herein.
Lessee may, from time to time and with the approval of the Lessor, rent the Residential Rental Units to
persons who are 55 years of age or older and who meet the income qualifications associated with said
Residential Rental Units if the Lessee is unable to rent any of the Residential Rental Units to per~ons who
are 62 years of age or older after applying commercially reasonable marketing and leasing efforts
described in the rental program approved by the Lessor, as set forth in Section 18.1 .2(e’i.

6.1.2 Parking and Loading.6 Lessee shall design1 construct, operate and maintain a
three-story parking structure, to include a total of 75 parking stalls and 1 Ibading space. A sufficient
number of the parking stalls shall be reserved for persons with disabilitië~ in bompliance with Public
Accommodations Laws. Use of the parking stalls and loading space.*&jall be restricted to residents,
Commercial Tenants, Community Center (defined below) visitors, ahd tither approved guests. Lessee
shall not charge residents and their guests for such use without the prior review and written approval of
the Lessor, which Lessor may withhold in its reasonable discretion Lessee may charge Community
Center visitors Commercial Tenants and other approved guests for parking at reasonable Fair-market
rates upon notice to Lessor. Public parking shall not be~thllowed, with or without:oharge, without prior
review and written approval of Lessor, which Lessor may withhold in its sole and absolute discretion

6.1.3 Resident Amenities.7 Lessee shall design,. bth~truct, operate áhd maintain The
following amenities available exclusively for residents and their gtiests:

i) A recreation dèbkon the rooftop of the arking structure;

n) An approximately 4,000 square foot rooftop garden on the rooftop of the
Community Center; and1 . :~:

Hi) Computer stations located in a mul{i~ürpose room or other similar common
arWithlr4thb residential to*ver.

6.1.4 Cémmunity Oënter.8 Lessee~Ehail design, construct, operate, and maintain a
community center of approximately 10,453 square feet (the “Community Center”) The Community
Center shall include a ‘Great Room” for events a warming kitchen and other activity and meeting spaces
for small scale programs and services Lessee shall provide services and programs for residents and the
community, as determined by Lessee in consultation with community organizations and agencies

6.1.5 CornthErcia[ Spá&•9 Approximately 1922 square feet shall be used for retail
shop space,.configured as apfró*imateIyr~ to 4 small scale shops:

8Note: The provisions of thiK-Scotion may be adjusted upon the reasonable approval of the City and Developer based upon the
results ofDeveloper’s due o’ilidehcflermitted under Section 4.1 of the Development Agreement the requirements of Developer’s
lenders and investors, and feedlnck from governmental authorities, community groups and public stakeholders during the design,
en vironmental ye view and enlitlement process. Any such modifications shall not constitute a significant deviation from Developer’s
proposal and shall be made prIor to the submission of the final version of the Lease to the City Council for approval. The final details
of all Project components shall be incorporated Into the Lease that is presented to the City council ~br approvaL

See note &

8 See note 6.

See note 6.
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6.1.6 Chinatown Character. The Project is intended to preserve, protect, promote, and
enhance the history, character, and cultural heritage of Chinatown. Although the Premises is not located
in the Chinatown Special District, the Improvements, to the extent practicable, shall be generally
consistent with the objectives of the Chinatown Special District as set forth in the LUG, to ensure that the
design of the Improvements achieves the Chinatown Character.

6.1.7 Transit Oriented Design. The Premises is located within the proposed Downtown
Neighborhood Transit-Oriented Development Plan, which is a community-based plan that focuses on the
areas surrounding three (3) planned rail transit stations in downtown Honolulu.that are in the process of
being developed by the County under the provisions of the LUG (“TOD P!aO~):Lessee is encouraged to
participate in the promulgation of the TOD Plan and the resulting TODiZbne, th~ process for which is
described in the LUG, and Lessee shall comply with the requirementsof the adopted TOD Plan and TOD
Zone to the extent applicable to the Premises.

6.1.8 Indigenous Plants. Indigenous species..of plants shalL b& used for landscaping
whenever and wherever reasonably feasible. . c.

6.2 Prohibited Uses. Lessee shall not cause rnsihtøin or perrhi~ any waste or nUièánce to exist on
in or about the Premises Lessee shall not do or permit anything to be done in or about the Premises
which will in any way damage the Premises, or use or allow the !?:rernises to be used for any improper,
offensive or unlawful purpose.

6.3 Exclusive Ownership of Improveme ts. and Control ofPrèmises. During the Term, Lessee
shall be the exclusive owner of the Project Improvements excluding FF&E Except as otherwise
expressly provided in this Lease Lessee shall have excluswe control use, and management of the
Premises during the Term Subject to any applicable Laws, Lessee may enter into terminate, or Modify
any existing or future contract for management or operation of the Premises or provision of services to
the Premises (provided that as to contracts existing as of the Commencement Date, any such termination
or Modification is done ii) qohforriiit\i.with the terms of such contrábts). Lessee shall Indemnify Lessor for
any such cancellatiop ~T terminatioh~ All such contracts shall expire automatically on or before the
Scheduled Expiration Date except for contracts entered into in the ordinary course of maintenance and
operation of the Premises, *biph shall expfre no later than one (1) year after the Scheduled Expiration
Date Following the end of the Term ownership of the Project Improvements shall belong to Lessor and
remain with the PrEitd~bs..

6 4 Compliance with Laws Lessee shall not use the Premises, or do anything or sulter anything to
be done in or about the Premises that will in any way conflict with any Laws applicable to the use
condition or occupancy of the Premises At its sole cost and expense, Lessee shall, in all material
respects and siMject to Lessee’~ right of Contest, promptly comply with all such applicable Laws. Lessee
shall at its sole cost and expense, make all alterations to the Premises, and to any adjacent land
between the PreniSèszand any.Øublic street, that are required to comply with applicable Laws, whether in
effect as of the Cornméncernëht Date or thereafter. Lessee’s obligations under this Section 6.4 shall
include the obligation th~t;.Lessee, at its sole cost and expense, in accordance with the terms of this
Lease, make, build, maintain and repair all fences, sewers, drains, roads, curbs, sidewalks, parking areas
and other improvements that may be required. by Laws to be made, built, maintained and repaired in
connection with Lessee’s or its Sublessees’ use of the Premises or any part of the Premises, whether
located on the Premises or on other property.

6.5 Copies of Notices. Lessor shall promptly give Lessee and Lessee shall promptly give Lessor a
copy of any notice of any kind regarding the Premises or any Real Estate Taxes (including any bill or
statement), and any notice of nonrenewal or threatened nonrenswal of any Approval that Lessor receives
from any Government, utility company or insurance carrier affecting the Premises.
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6.6 Entitlements. Lessee shall maintain in full force and effect all entitlements and permits
necessary for the Permitted Uses specified in Section 6.1.

6.7 Illegal Activities. Upon Lessor’s receipt of actual notice or if Lessor, in its reasonable business
judgment1 believes or suspects that illegal acts are taking place on the Premises, or the Premises are
being used for an illegal purpose that could result in criminal or civil forfeiture, or both, of the Premises or
any portion of the Premises, to any Government, Lessor may Notify Lessee, and Lessor may thereafter
take all reasonable and appropriate action as may be necessary to stop such illegal activity, including
entry onto the Premises. In such circumstances, Lessor shall have the right.to conduct an investigation,
including, without limitation, the right of entry to the Premises and a~records. For any
entry onto the Premises, Lessor shall (a) provide Lessee with oral or witten notice prior to such entry,
unless it is an emergency, (b) meet with Lessee’s property manager aridfOr designated representative, or
if neither is present the individual who is physically present at the Premises on the day of the entry and
claims to be Lessee’s representative, and (c) have such property manager or representative accompany
Lessor during its entry if such investigation yields any evidence of any illegal activity on the Premises
Lessor may immediately Notify Lessee and Lessor may immEdiately take all reasóhable and appropriate
action as may be necessary to stop such illegal activity if Lessee unreasonably refuses to commence
any action to stop such illegal activity within forty eight (48) hours of receipt of such notice from Lessor,
such failure or refusal shall constitute an Event of Default By having the nght to take certain actions in
this Section 6 7 Lessor is neither obligated nor required to take any such action and shall not be liable to
Lessee, any Person or any Government if Lessor does not exe~di~è such right.

6.8 Public Accommodations Laws. WitlEttt;Hmiting Lessee’à obligation to comply generally with all
applicable Laws, Lessee, at its sole cost and expense, shall cause the Premises, including all
Improvements, and Lessees use and occupancy of the Premises, and Lessees performance of its
obligations under this Lease to comply with the requirements of the Public Accommodations Laws and
to take such actions and make such alterations or reasonable accommodations as are necessary for such
compliance If Lessee concludes that the Premises are not in compliance with Public Accommodations
Laws as of the Commencement Date or that the Premises thereafter fail to comply with Public
Accommodations Laws, then Lessee shall provide to Lessor a plan for compliance within one hundred
twenty (120) days of the Commencement Date or the date of such subsequent noncompliance At
minimum, such plan shall identify the work to be done to cause the Premises to be in compliance with
Public Accommodations Laws and the timetable for completing such work Any such work shall be
subject to Lessors reasonable approval and to the terms and conditions of Article 7 and Article 8 as
applicable

6.9 IJse of Public Buildiriäs by Blin~dàr Visually Handicapped Persons. Lessee acknowledges
its understanding that the Premises may be subject to the provisions of HRS Section 102 14 relating to
the placemétitøf.certain vendihg~rnachines and concessions in public buildings for operation by blind or
visually handicapped persons Lessee shall comply with the requirements of Section 10214 and the
rules adopted by the State Department of Human Services, to implement this Section

6.10 ProTect Namé ëe agrees that it will not change the name by which the project is known or
identified without the priorWritten approval of Lessor

ARTICLE 7:
MAINTENANCE, REPAIR AND CAPITAL IMPROVEMENTS

7.1 OblIgation to Maintain. Lessee, at its sole cost and expense, shall keep and maintain the
Premises in good order, condition and repair, reasonable wear and tear excepted, at all times during the
Term (which obligation shall include all structural and non-structural, and capital and non-capital, repairs
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and replacements including, without limitation, plumbing, heating, air conditioning, ventilating, electrical,
lighting, fixtures, walls, building systems, ceilings, floors, windows, doors, plate glass, skylights
landscaping, driveways, site improvements, curb cuts, parking lots, fences and signs located in, on or at
the Premises). Lessee shall manage and operate the Premises and perform its duties and obligations
under this Lease in a manner consistent with the standards followed by institutional quality owners and
management companies that are managing comparable projects. Lessee shall cause the Improvements
to be inspected periodically by qualified Persons to be certain the repair, maintenance and replacement
obligations of Lessee pursuant to the terms of this Lease are being satisfied (including for purposes of
ascertaining and curing infestation of the improvements by termites, rodents~and other pests). Lessee
shall thereafter take all measures that may be reasonably required to pre~’&1t:pr cure any discovered
repair, maintenance and/or replacement item. -

7 2 Capital improvement Obligations Lessee shall demolish and clear the Improvements on the
Premises existing as of the Commencement Date and develop the Project on the Premises all as
provided and detailed in the Development Agreement Lessee shall carry out the capital improvements in
accordance with the timing terms, and conditions set forth in the Development Agreement Lessee shall
thereafter make subsequent capital improvements duringthe Term as may be requir~edr by any Laws, or
as may reasonably be required by Lessor as necessary to comply with this Lease

ARTICLE B:
CQNSTRUCTION

8 1 General Lessee shall comply with all of the terms of this Article 8 and of the Development
Agreement in connection with all Construction affecting the Premises (including, without limitation, any
existing and new Improvements, alterations any capital improvements to the Premises, Restoration after
a Loss and those required to comply with applicable Laws or otherwise required under this Lease)

3.2 Commencementóf Con~tuètion. Lessee-shall not cärnmence Construction until a Notice to
Proceed has been issued by the Lessor, and until all conditions precedent to the commencement of
construction, as set forth in the Development Agreement, have been satisfied

8 3 Manner of Construction All Construction shall be diligently and continuously pursued from the
commencement thereof through completion, and shall be performed in a good and workmanlike manner,
strictly in conformance with any and all Laws, in accordance with any approved plans and specifications,
and in accordance with the terms of the Development Agreement

8.4 Pèitüits. Lessee shall~é responsible for obtaining, at its sole cost and expense, all Approvals
required for any Construction and for any issuance or re issuance of all certificates of occupancy or
equivalent permt$Jequired by Law for the use and occupancy of the Premises. Notwithstanding the
foregoing, Lessee shall apply for and prosecute any required Government review process for a general
plan amendment orIézöning.Oñly through and in the name of Lessor, or otherwise with the approval of
Lessor.

8.5 Applications. Upon Lessee’s request, Lessor shall, without charge to Lessee (except
reimbursement of Lessor’s reasonable out-of-pocket costs and expenses), promptly join in and execute
any Application as Lessee reasonably requests, provided that: (a) such Application is in customary form
and imposes no material obligations (beyond obligations ministerial in nature or merely requiring
compliance with Law, this Lease or the Development Agreement) upon Lessor; and (b) no uncured Event
of Default exists. Promptly upon Lessee’s request and without charge (except reimbursement of Lessor’s
reasonable out-of-pocket costs and expenses), Lessor shall furnish all information in its possession that
Lessee reasonably requests for any Application. -
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8.6 Bond. Lessee or its general contractor shall deposit with Lessor performance and payment
bonds, underwritten by a corporate surety licensed to issue bonds in the State, that is listed on the United
States Department of Treasury Circular 570, “Companies Holding Certificates of Authority as Acceptable
Sureties on Federal Bonds” and that holds an A.M. Best rating of A or higher. The total amount of the
bond shall not be less than 100% of the total Construction cost naming Lessor and Lesaee as cc
obligees, in form and content reasonabiy satisfactory to Lessor, guaranteeing The full and faithful
performance of the contract for such Construction free and clear of all mechanics’ and materialmen’s
liens and the full payment of all subcontractors, labor and materlalmen.

8.7 Completion. Upon substantial completion of any Construction: (a)xLe~see shall properly publish
and file a “Notice of Completion” in the Office of the Clerk of the Circi~t:.dburt oithe State in the circuit
where the Premises are located, a certified “filed” stamped copy of wh~ch.Ediall be provided by Lessee to
Lessor, (b) Lessee shall comply with any other applicable requirements of Law with respect to the
completion of works of improvement and (c) Lessees architect shall deliver to Lessor a certificate selling
forth the total cost of such Construction and if the Construction is Major Coristnjction, certifying that the
Construction has been completed in compliance with the approved plans and specifications for such
work. In addition, Lessee shall deliver to Lessor a reproducible copy of the “as büilt~ drawings of all
Construction as well as all Approvals and oTher Government documents, if any issued in connection with
such Construction. -

8.8 Construction Insurance. Lessee shall maintain ih.s~iIance coverage in accordance with
Article 12. U

8 9 Ownership All Improvements from Construction that may be installed or placed in or about the
Premises shall be owned by Lessee dunng the Term, deemed to become an integral part of the Premises
and shall not be removed or otherwise severed from the Premises except as otherwise permitted by this
Lease Upon the expiration of the Term or earlier lawful termination of this Lease all the then existing
improvements shall automatically revert to Lessor without compensation or payment of any kind to, or
requirement of consent or other act of Lessee or any other Person and without the necessity of executing
a deed, bill of sale, corWè~ance or othë~ act or agreeriient of Lessee or any other Person. If requested by
Lessor, Lessee shall without charge to Lessor, execute, acknowledge and deliver to Lessor appropriate
documentation (in form and bqhtent reasQnabiy satisfacfáry to Lessor) which acknowledges and confirms
that Lessor retains all of right, title and interest in and to the then existing Improvements as of the
expiration of the Term or earlier termination of this Lease

8 10 Inspection Dunng and upon completion of any Construction, Lessor and its agents may,
following not less than 24 hours written notice inspect the Improvements and all work and materials as
rendered and installed Lessee shall permit Lessor and its representatives to examine the Construction
at all reasonable times following such written notice and shall furnish Lessor with copies of all plans shop
drawings and specifications relating to any Construction Lessor shall comply with all reasonable safety
rules and requirerhëñtsof Less~êor its contractors during any such inspections.

8.11 Lessee’s Covenant Lessee covenants to keep the Premises free from all Prohibited Liens
arising out of any work performed, materials furnished or obligations incurred by or on behalf of Lessee.
Lessee shall remove an~ Prohibited Liens by bond or otherwise within 20 days after Lessee is informed of
the existence of such lien or encumbrance, and if Lessee shall fail to do so, Lessor may pay the amount
necessary to remove such Prohibited Liens, without being responsible for investigating the validity
thereof. The amount so paid shall be deemed Additional Rent under this Lease payable upon demand,
without limitation as to other remedies available to Lessor under this Lease. Nothing contained in this
Lease shall be deemed or construed in an way to constitute Lessor’s consent or request, express or
implied, to any contractor, subcontractor, laborer, equipment or material supplier for the performance of
any labor or the furnishing of any materials or equipment for any Construction, nor as giving Lessee any
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right, power or authority to contract for, or permit the rendering of, any services, or the furnishing of any
materials that would give rise to the filing of any liens against the Fee Estate.

8.12 Title Encumbrances. Lessee shall keep the Fee Estate free from any encumbrances against
title, and shall not record or permit the recordation of any lien, encumbrance, easement memorandum of
Sublease or other document that affects the record title to the Fee Estate without Lessor’s prior written
consent, which consent shall not be unreasonably withheld. Lessee shall cause any recorded title
encumbrances arising during the Term (other than those caused to be recorded by Lessor), which are
consented to in writing by Lessor, to be released as of the earlier of (a)the date each individual
encumbrance ceases to be valid (e.g., as of the expiration of a~there is a recorded
memorandum), and (b) the date this Lease expires or earlier terminØj~es. Lthsee shall cause any
recorded title encumbrances on the Fee Estate ansing dunng the Term (other than those caused to be
recorded by Lessor), which are not consented to in writing by Lessor, to be cleared immediately, and in
any event within thirty (30) days of a wntten demand by Lessor During The Term, Lessor shall not
encumber the Premises or Lessees leasehold interest therein

8 13 Lease Termination If this Lease expires or is terminated pncr to the completion of any
Construction Lessee shall at Lessors option and at Lessees sole expense either (a) promptly complete
such Construction or (b) remove all such partially completed improvements, construction materials,
equipment and other items from the Premises and restore the Premises to their pre Construction
condition.

ARTICLE 9
HAZARDOUS SUBSTANCES

9 1 Restrictions Lessee shall not cause and shall not permit to occur on, under or at the Premises
dunng the Term (a) any violation of any Environmental Laws; or (b) the use generation, release
manufacture refining production, processing, storage or disposal of any hazardous Substance or
transportation to or from the Premises of any Hazardous Substance unless both (i) reasonably
necessary and customary in accordance with professional standards for the Permitted Uses of the
Premises and (ii) in compliance with all Environmental Laws

9.2 ConiPliàhce;Clean-UpLéssee shall, àtLêssee’s sole expense: (a) comply with Environmental
Laws and, to the extent Environmental Laws require clean up any Hazardous Substances Discharge
(b) make all submissions to, deliver all information required by and otherwise fully comply with all
requirements of any Government under Environmental Laws (o) if any Government requires any
clean-up plan or clean up because of a Hazardous Substances Discharge, prepare and submit the
required plans and all related bonds and other financial assurances, (d) promptly and diligently carry out
all such clean-u~p~ans; and (e) Indemnify Lessor against any Hazardous Substances Discharge or
violation of Envirot4rf~ental Law~that occurred during Lessee’s possession of the Premises or that is
attributable to the Project or Lessees use, occupancy, or activities on the Premises Lessees obligations
under this Section 9.2 &Sawnot limit its rights against third parties whatsoever, or against Lessor for any
Hazardous Substances Discharge or violation of Environmental Law existing or occurring prior to the
Commencement Date.

9,3 surrender Obligations. At the expiration or earlier termination of the Term, Lessee, at Lessee’s
sole expense, shall cause all Hazardous Substances to be removed from the Premises, except that
Lessee shall not be responsible for Hazardous Substances present prior to the Commencement Date, as
established and identified by the environmental studies and assessments conducted by Lessee prior to
the Commencement Date (including the Phase 1 and/or Phase 2 environmental site assessment
conducted by Lessee for the Premises). Lessee shall dispose of all Hazardous Substances in
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accordance with all Environmental Laws. Lessee shall cause to be repaired any damage to the Premises
caused by such removal. Lessee shall clean up and/or remediate the Property to the environmental
condition it was in as of the Commencement Date, as established by the environmental studies and
assessments conducted by Lessee prior to the Commencement Date (including the Phase I and/or
Phase 2 environmental site assessment conducted by Lessee for the Premises) as necessary for an
authoritative Government determination to allow the unrestricted use of Premises.

9.4 Copies of Environmental Reports. Within thirty (30) days of receipt thereof, Lessee shall
provide Lessor with a copy of any and all environmental assessments, audits studies and reports with
respect to the Premises, or ground water beneath the Land or the environmental condition or any
clean-up thereof. Lessee shall be obligated to provide Lessor with a:±~y of ~uch materials without
regard to whether such materials are generated by Lessee or prepareøt&Lessee, or how Lessee comes
into possession of such materials.

9.5 Survival. Each covenant, agreement, representation; warranty and1h~rnnh1lcation made by
Lessee set forth in This Article 9 shall survive the expiratioivbt either terminatiori’àf this Lease and shall
remain effective until all of Lessee’s obligations under thjs Article 9 have been~satisfied.

9 6 Discharges before Commencement Lessee agrees to accept the Premises in ~AS IS, WHERE
IS AND WITH ALL FAULTS” condition as described in~Sectiön 2:2, but Lessee shall have no
responsibility to clean up or remediate any Hazardous Substahdé~ Discharge that occurred prior to the
Commencement Date and that was not the result of Lessee’s l$Ø. or occupancy of the Premises, as
established and identified by the~and assessiI~ents conducted by Lessee prior to
the Commencement Date (including the Phase 1 and/or Phase 2 environmental site assessment
conducted by Lessee for the Premises) As between Lessor and Lessee, the same shall continue to be
Lessors sole responsibility.

ARTICLE 10:
INDSMNLFICATION; LIABILITY OF LESSOR

101 Obligations Lessee shall Indemnify Lessor against any (a) wrongful act, wrongful omission or
negligence of Lessee (and anyone claiming by or through Lessee) or its or their partners, members,
directors, officers, or employees relating to the Premises or this Lease (b) breach or default by Lessee
under this Lease, or (o) breach of any representation or warranty Lessee makes in this Lease In
addition, Lessee shall Indemnify Lessor against the following during the Term and so long as Lessee
remains in possession after the Expiration Date (i) any Contest Lessee initiates (n) any Application
made at tes ee’s request; :(i~i) Lessee’s use, occupancy control, management, operation, and
possession of the Premises, (iv) any Construction and any agreements that Lessee (or anyone claiming
through Lesseè)jnakes for an~ Construction; (v) the condition of the Premises; and (vi) any accident,
injury or damage wh~tsoever c~iised to any person or property in or on or originating from the Premises.
Notwithstanding anything to the contrary in this Lease, Lessee shall not be required to Indemnify Lessor
for claims liabilities or losses ansing solely from Lessor’s and/or its employees’ (and anyone claiming by
or through Lessor) intentional acts or omissions or negligence.

102 Liability of Lessor. During the Term: (a) Lessee is and shall be in exclusive control and
possession of the Premises; and (b) Lessor shall not be liable for any injury or damage to any property (of
Lessee or any other Person) or to any person occurring on or about the Premises, except to the extent
caused by Lessor’s and/or its employees’ (and anyone claiming by or through Lessor) willful misconduct
or gross negligence. Lessor’s right to enter and inspect the Premises is intended solely to allow Lessor to
ascertain whether Lessee is complying with this Lease and (to the extent this Lease allows) to cure any
Default. Such provisions shall not impose upon Lessor any liability to third parties. Nothing in this Lease
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shall be construed to exculpate, relieve, or Indemnify Lessor from or against any liability of Lessor: (I) to
third parties existing at or before the Commencement Date; or (N) arising from Lessor’s and!or its
employees’ (and anyone claiming by or through Lessor) willful misconduct or gross negligence.

10.3 Indemnification Procedures. Wherever this Lease requires any lndemnitor to Indemnify any
Indeninitee:

10.3.1 Prompt Notice. Inderrinitee shall promptly Notify Indemnitor of any claim. To the extent
and only to the extent, that Indemnitee fails to give prompt Notice and such Sailure materially prejudices
Indemnitor, Indemnitor shall be relieved of its indemnity obligations for such~blálftt

10.3.2 Selection of Counsel. Indemnitor shall select cdcihsb! reasonably acceptable to
Indemnitee Counsel to Indemnitor’s insurance carper shall be deemed satisfactory Even though
Indemnitor shall defend the action Indemnitee may at its option and its own expense, engage separate
counsel to advise it regarding the claim and its defense Such counsel may attend all proceedings and
meetings Indemnitors counsel shall actively consult with Indemnitee’s counsel lndemn~or and its
counsel shall, however, fully control the defense.

10 3 3 Cooperation At lndemnitor’s request, lnclernnitee shall reasonably cooperate with
Indemnitors defense provided Indemnitor reimburses IndemniteWs actual reasonable out of pocket
expenses (including Legal Costs) of such cooperation.

103 4 Settlement Indemnitor may, with Indemnitee’s consent, not to be unreasonably withheld,
settle the claim Indemnitee s consent shall not be required for any settlement by which (a) Indemnitor
procures (by payment settlement, or otherwise) a release of Indemnitee by which Indemnitee need not
make any payment to the claimant, (b) neither Indemnitee nor Indemnitor on behalf of Indemnitee admits
liability (c) the continued effectrveness of this Lease is not jeopardized in any way, and Cd) Indemnitee’s
interest in the Premises is not jeopardized in any way

10.3.5 Insurance .ProceedsV Indemnitor’s obligations shall be reduced by net Insurance
proceeds lndemnitee~aotUàIW Eeceive~ for the matter givjngrise to indemnification.

MTICLEII:
~GHT OF CONTEST

111 Thssee’s Right: Contest Conditions. Notwithstanding anything to the contrary in this Lease,
Lessee shall have the exclusive right to contest, at its sole cost, by appropriate legal proceedings
diligently ooridUc5led in good faith~:the amount or validity of any Real Estate Taxes or Prohibited Lien; the
valuation, asse~Ment, or reas~éssment (whether proposed, phased, or final) of the Premises for Real
Estate Taxes the amount of any Real Estate Tax, the validity of any Law or its application to the
Premises; the termsâi5~.cprj~tións of, or requirements for, any Approval; or the validity or merit of any
claim against which thi~Leäse requires Lessee to Indemnify Lessor (any of the foregoing, a “Contest’).
Lessee may defer payment or performance of the contested obligation pending outcome of the Contest,
provided that Lessee causes the following conditions (collectively, the ‘Contest Conditionst) to remain
satisfied:

11.1.1 No Criminal Act. Such deferral or noncompliance shall not constitute a criminal act by
Lessor or subject Lessor to a material risk of any fine or penalty, except civil penalties for which Lessee
has given Lessor a bond, letter of credit, or other security reasonably satisfactory to Lessor (the ‘Contest
SecurIt~f) in an amount equal to the reasonably estimated amount of such civil penalties, provided that
such civil penalties do not otherwise prejudice Lessor.

25



Halewai’olu Senior Residences
Lease

11.1.2 No LiabiJitv. Such deferral or noncompliance creates no material risk of a lien, charge, or
other liability of any kind against the Fee Estate, unless Lessee has given Lessor Contest Security equal
to the reasonably estimated amount of such lien, charge, or other liability and such Contest Security
otherwise is acceptable to Lessor.

11.1.3 No Forfeiture. Such deferral or noncompliance will not place the Fee Estate in material
danger of being forfeited or lost.

11.1.4 No Cost to Lessor. Such Contest shall be without cost, liability, or expense, and without
risk of future cost, liability, or expense, to Lessor.

11.1.5 Dilicience. Lessee shall prosecute such Contest with•te~sonable diligence and in good
faith,

11.1.6 Payment. If required for such Contest, Lesspe.eh.al[ have paidThe Real Estate Taxes or
other matter subject to the Contest. ‘

11.1.7 Collection of Real Estate Taxes. If sLãêçontest r~tes to any Reá[Ei~ate Tax, then
such Contest shall suspend its collection from Lessor and the Fee Estate

11.1.8 No Event of Default. No uncured Event of DefàuW’shall exist under this Lease at the time
of such Contest. -. H:

111 9 Named Parties If Lessor has been named as a party in any action consistent with this
Article 11, then Lessee shall cause Lessor to be removed as such party and Lessee substituted in
Lessor’s place f practicable and permissible under the circumstances

11.2 Lessor Obligationsäñd Protections. LésSdr need not jUin in any Contest unless Lessee has
complied with the Contest Conditions and such Contest must be initiated or prosecuted in Lessor’s
name In such case, Lessor shall cooperate as Lessee reasonably requests, to permit the Contest to be
prosecuted in Lessor’s name Lessor shall give Lessee any documents deliveries and information in
Lessors control and reasonably necessary for Lessee to prosecute its Contest Lessor shall otherwise
assist Lessee in such Contest as Lessee reasonably requires Lessee shall pay all reasonable costs and
expenses, including Legal Costs, of any Contest Lessee shall, at Lessors request advance (when
Lessor incurs them) such reasonable costs and expenses as Lessor incurs or reasonably anticipates
incurring, for Lessees Contest and Lessors assistance with such Contest

11.3 Miiàellaneous. Lessee, shall bééntitled to any refund of any Real Estate Taxes (and penalties
and interest paid by Lessee), to the extent attnbutable to penods within the Term, whether such refund is
made during or’ifte the Term.L When Lessee concludes Lessee’s Contest of any Real Estate Taxes,
Lessee shall pay the amount of such Real Estate Taxes (if any) as has been finally determined in such
Contest to be due, to the extent attributable to periods within the Term, and any costs interest, penalties
or other liabilities in coh.pèdtion with such Real Estate Taxes. Upon final determination of Lessee’s
Contest of a Law, Lesse?%hall comply with such final determination. So long as the Contest Conditions
remain satisfied, Lessor (in its role as owner, and not in its role as Government authority) shall enter no
objection to any Contest. Lessor may contest any matter for which Lessee is entitled to (but does not)
prosecute a Contest, but only if; (a) Lessor Notifies Lessee of Lessor’s intention to do so; (b) Lessee fails
to commence such Contest within ten (10) Days after receipt of such Notice; and (c) Lessor’s contest
complies with all conditions and covenants that would apply to a Contest by Lessee transposing
references to the parties and their interests as appropriate.
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11.4 Contest Security. Lessor shall promptly release any Contest Security to Lessee after the
Contest has been resolved and Lessee has performed its obligations, if any, as determined by such
resolution.

ARTICLE 12:
INSURANCE

12.1 Lessee’s Insurance. At all times during the Term and until such time as action against the
Lessee, the developer, its contractor or subcontractor for death, injuries, ib~ie and damages is barred
by the provisions of Chapter 657, HRS, Lessee shall procure and maintain in fUll force and effect, at
Lessee’s sole expense, any and all insurance that may be required .bflrtr Laws as they may pertain to
Lessee’s use and occupancy of and operations at the Premises, as well as the following policies of
insurance in the following amounts:

12.1.1 Workers’ Compensation and Employers’ Liibilitvlrisurance. ThdL~see shall maintain
workers’ compensation and employers’ liability insurance Workers’ compensation covejage shall be in
accordance with State statutes Employers’ liability coverage shall provide limits of not less than
$1,000,000 each accident for bodily injury by accident or $2,000,000 each employee, $2,000,000
aggregate for bodily injury by disease The policy will include a waiver of subrogation in favor of the
Lessee.

121 2 Liability Insurance Lessee shall maintain commercial general liability (CCL) with a limit
of not less than $2,000,000 each occurrence and $4,000,000 general aggregate, and $4,000,000
aggregate for this Project CCL insurance shall be wptten on ISO occurrence form, CC 00 01 (or a
substitute form providing equivalent coverage), and shall cover liability arising from premises, operations
independent contractors, products completed operations personal injury and advertising injury, and
liability assumed under an insured contract (inciuding the tort liability of another assumed in a business
contract) The policy shall be endorsed to redefine the word occurrence to include construction defect
coverage Lessor shall be included as an additional insured under the CCL, using ISO additional insured
endorsement CC 20 10 (11/85) (or equivalent) and as appropriate CC 20 37 or equivalent and under the
commercial umbrella The polioy(ies) shall contain a waiver of subrogation against Lessor

12.1..~3.;eusine~ Autonibbile Liability lh~uránce. Lessee shall maintain business auto liability
(including no fault coverage) insurance with a limit of not less than $1,000,000 each accident Such
insurance shall cover liability arising out of any auto (including owned, hired and non owned autos) used
in the performance of this Lease Business auto coverage shall be written on ISO form CA 0001 or CA
00 20, or a substitute form providing equivalent liability coverage If necessary the policy shall be
endorsed to provide contractual liability coverage

12.1.4 Urtb~bllaJExce~ Liability. Lessee shall maintain umbrellalexcess liability insurance with
limits of not less than $10,000,000 per occurrence combined single limits and aggregate, with the
aggregate to apply per~~iojèbt/per location. Such insurance shall be written on an occurrence basis in
excess of the underlyingjinsurance described in Sections 12.1.1 through 12.1.3, which is at least as broad
as each of the underl~?ing policies, and otherMse including “pay on behalf’ wording, concurrency of
effective dates with underlying primary coverages, blanket contractual liability, and construction defect
coverage. The amounts of insurance required in Sections 12.1.1 through 12.1.4 may be satisfied by
Lessee purchasing coverage for the limits specified or by any combination of underlying and umbrella
limits, so long as the total amount of insurance is not less than the total limits required by this Section
12.1.4.

27



Halewai’olu Senior Residences
Lease

12.1.5 Professional Liability Insurance. Lessee’s consultants and design professionals shall
maintain professional liability insurance with limits of not less than $1,000,000 per occurrence/annual
aggregate, covering the consultant or design professional, their employees and agents, any
subcontractors and subcontractors’ employees or agents, for liability arising out of errors, omissions, or
negligenoe in the performance of professional services in connection with the Project. Such insurance
shall remain in full force and effect continuously for the period of design and construction of the
improvements, and for a period of 3 years following substantial completion of Construction, provided that
such coverage is reasonably available at commercially affordable premiums, as mutually determined and
agreed. For the purposes of this section Professional Services has the meaning set forth in Section
103D-104 of the Hawaii Revised Statutes.

12.1.6 Environmental Impairment Liability or Contractors POllution Liability Insurance. The
Lessee shall maintain, or cause its contractor to maintain, environmental impairment liability or
contractors pollution liability insUrance covering third-path,’ injury arid propeit9~amage claims, including
cleanup costs as a result of pollution conditions arising from the Premises Lessees operations or
completed operations Such requirement shall commence upon the Commencement of Construction for
the Project, and terminate no less than Three (3) years afté( the Completion of the Prbjêct. Lessor will be
named as an additional insured The limits of coverage will not be less than $2,000,000

12.1.7 insurance Coverage For Construction Pha~e~.Pd~tO cámmencing Construction or site
preparation work, the Lessee shall procure or cause to be procU~eØand maintain (as provided herein), all
insurance to cover the demolition, construction and development activities under this Lease and the
Development Agreement, that may be required by any Laws in addition to the coverages specified in
above, and the following types and amounts of insurance descnbed below

(a) Builders Risk Insurance Lessee shall maintain builders risk insurance covering all risks of
physical loss except those specifically exciuded in the policy and shall insure at least against
the perils of fire and extended coverage, theft, vandalism malicious mischief, and collapse,
earthquake, flood and windstorm The insurance shall apply on a replacement cost basis
This insurance shall cover the entire workat the site, including all Improvements, materials
and equipment and reasonable compensation for architects’ services and expenses made
necessary by an insured loss Insured property shall include portions of the work materials
and equipment located away from the site but intended for use at the site and shall also
cover portions of the work, matenals, and equipment in transit The policy shall include as
insured property scaffolding, false work, and temporary buildings located at the site The
policy shall cover the cost of removing debris, including demolition The insurance required
shall name as insured the Lessor, the Lessee and all subcontractors in the work

The Lessee is respàhsible for paying any portion of any loss not covered because of the
operation of any deductible or co-insurance provision applicable to the insurance required
heteip~.

Waiver o.fS.qbrogation. The Lessor and Lessee waive all rights against each other and each
of their cOiitiaötors, subcontractors, officers, directors, agents and employees, for recovery
of damages :bäused by fire and other perils to the extent covered by builders risk insurance
purchased pursuant to the requirements of this paragraph or any other property insurance
applicable to the work

(b) Boiler and Machineiv insurance. Lessee shall maintain boiler and machinery insurance
covering insured objects, including rooftop 1-IVAC units and any separate heating units or
boilers which serve the Premises, during installation and testing and until final acceptance,
and including mechanical breakdown. Such coverage shall be for the full replacement value
without deduction for depreciation. This insurance shall name as insured the Lessor, the
Lessee, and all subcontractors in the work
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(o) Lessee shall be responsible for any and all loss or damage to equipment, tools and other
personal property, and may at its option purchase insurance to cover such property and
equipment

12.1.8 Insurance Coverage For Operations. Upon final acceptance of the Construction, and
termination of the builders risk insurance required in Section 121.7(a) above and prior to the use or
occupancy of any of the Improvements, the Lessee shall procure or cause to be procured and maintain all
insurance to cover operations under this Lease, that may be required by any Laws, and the following
types and amounts of insurance described below:

(a) Commercial Property Insurance. Lessee shall maintain .cdri-im~roial property insurance
covenng the buildings fixtures and equipment, with limits equal to the full replacement cost
of the improvements. Such insurance shall at minimuth; cover thè~perils against the perils of
fire and extended coverage, theft vandalism malictous mischief, and collapse earthquake
flood and windstorm.

(b) Boiler and Machinery Insurance Lessee shall maintain boiler and machinery insurance
covenng the buildings, fixtures and equipment from loss or damage caused by an insured
peril. Lessee shall be responsible for the amourit&ariy deductible or co-insurance
requirements applicable to the policy.

(c) Lessor shall be included as an insured and loss payee under the commercial property
insurance and the boiler and machinery policies

(d) Lessor and Lessee hereby waive an~.recoveyyofdarnagesagainst each other (including
their employees, officers directors agents or representatives) for loss or damage to the
building, fixtures, equipment and any other personal property to the extent covered by the
commercial property insurance or boiler and machinery insurance required herein If either
policy does not expressly allow the insured to waive rights of subrogation pnor to loss,
Lessor shall cause such policies to be endorsed with a waiver of subrogation as required
above

12.2 Nature ôflhsurance Program, All in~uthnce policies this Lease requires shall be issued by
carriers that (a) have a policyholders’ rating of “A-, VIII” or better, based on the latest rating publication
of Property and Casualty Insurers by A M Best Company (or its equivalent if such publication ceases to
be published), and (b) are lawfully doing business in the State Lessee may provide any insurance under
a ablanket or “umbrella insurance policy, provided that (I) such policy or a certificate of such policy shall
specify the amount(s) of the total insurance allocated to the Premises, which amount(s) shall equal or
exceed the antutft(s) required..by this Lease and shall not be reduced for claims made for other
properties and (u) such policy otherwise complies with this Lease

12.3 Policy Reguiremehts and Endorsements. All insurance policies this Lease requires shall
contain (by endorsement 6r otherwise) the following provisions:

12.3.1 Contractor insurance. Lessee shall either: (a) include all contractors as insureds under
all insurance set forth above, or (b) cause each contractor employed by Lessee to purchase and maintain
insurance of the types specified above. When requested by the Lessor, Lessee shall furnish copies of
certificates of insurance evidencing coverage for each contractor.

12.3.2 Insureds. Insurance policies shall identify Lessor as an “additional insured” using ISO
form CO 20 10 (or equivalent), and during any construction activity the 1 CD 20 37 will also be required..
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Property insurance policies shall name Lessor arid Lessee as loss payees as their respective interests
may appear, and each mortgagee this Lease allows under a standard noncontributing mortgagee clause.
Notwithstanding anything to the contrary, all Property Insurance Proceeds shall be paid and applied as
this Lease provides. On all insurance policies where Lessor is named as an additional insured, Lessor
shall be an additional insured to the full limits of coverage purchased by Lessee even if those limits are in
excess of those required under this Lease.

12.3.3 Primary Coverage. All policies shall be written as primary policies not contributing to or in
excess of any coverage that Lessor may carry, and Les~ee’s insurers will not seek contribution from other
insurance available to Lessor. -.

12.3.4 Contractual Liability. Liability Insurance policies~~J’iáiI contain contractual liability
coverage, for Lessee’s indemnity obligations under this Lease to the extent covered by customary
contractual liability insurance coverage. Lessee’s failure to obtain Such contiaótu~l liability coverage shall
not relieve Lessee from any indemnity obligation under this Lease

1235 Severability of Interest Liability Insurance policies shall contain a clause clarifying that
except with respect to coverage limits, The insurance applies separately to each insured and that the
policy covers claims or suits by one insured against other, to the extent customanly covered by liability
insurance policies.

12.3.6 Notice to Lessor. All policies required hereundert~äil be written to provide not less than
sixty (60) days prior Notice of cancellation or material change to Lessor

124 Waiver of Certain Claims Notwithstanding anything to the contrary contained in this Lease,
Lessee and Lessor each waive any nght of recovery against the other party and against any other party
maintaining a policy of property insurance with respect to this Lease or the Premises, for any loss or
damage sustained by Lessee or Lessor as the case may be, that is covered by any policy of property
insurance maintained (or required to be maintained under this Lease) with respect to the Premises, or the
contents of the same o~~ny operatidri;Ih the Premise~;whether or not such loss is caused by the fault or
negligence of Lessor or its agents, directors, employees or officers, or is caused by The fault or
negligence of Lessee or its a~ents, dirØctqrs,. ernployees~cYr officers.

12.5 Wav&~of.Subrogation 1jie Lessee ~ilitóquire all insurance policies in any way related to the
Lease and secured and maintained by the Lessee to include clauses stating each underwriter will waive
all rights of recovery, under subrogation or otherwise, against the Lessor and all tiers of contractors or
consultants engaged by either of them The Lessee will require of contractors and consultants by
appropriate written agreements, similar waivers If Lessees policy of insurance relating to this Lease or
to the Premis&~does not perriiitthe foregoing waiver or if the coverage under such policy would be
invalidated as a result of such waiver Lessee shall obtain from the insurer under such policy a waiver of
all right of recovei~i..by. way of ~ubrogation against Lessor in connection with any claim, loss or damage
covered by such polibV~

12.6 Evidence of Insurance.

12.6.1 Upon execution of the Lease by Lessee, Lessee shall furnish Lessor with current
certificate(s) of insurance, executed by a duly authorized representative of each insurer, certifying that at
least the minimum coverages required herein are in effect and specifying that The liability coverages are
written on an occurrence form and that the coverages will not be cancelled, non-renewed or materially
changed by endorsement or through issuance of other policy(ies) of insurance without 60 days advance
written notice to Lessor.
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126.2 Prior to commencing work at the Premises, Lessee shall furnish Lessor with a
certificate(s) of insurance, executed by a duly authorized representative of each insurer, showing
compliance with the insurance required under Section 12.1.7 above.

12.6.3 Upon final acceptance of the Construction, and prior to the use or occupancy of any
Improvements, Lessee shall furnish Lessor with a certificate of insurance, executed by a duly authorized
representative of each insurer, showing compliance with the insurance required under Section 12.1.8
above.

12.6.4 Lessee shall provide certified copies of all insurance polieie~:?equired above within 10
days of the Lessor’s written request for said copies.

12.6.5 Failure of the Lessor to demand such certificate or other evidence of full compliance with
these insurance requirements or failure of Lessor to identify a deficiency from evidence that is provided
shall not be construed as a waiver of Lessee’s obligations to maintain such insurance

12 6 6 The acceptance of delivery by the Lessor of any certificate of insurance evidencing the
required coverages and limits does not constitute approval or agreement by the Lessor that the insurance
requirements have been met or that the insurance policies shown in the certificates of insurance are in
compliance with the requirements of this Lease.

12.7 Deductibles. Retentions and Co4nsurance. Lessee iè. solely responsible for any loss or
portion of loss not covered by the insurance required herein by reason of the application of any
deductible self-insured retention or co insurance provision of the respective policy(ies) or due to policy
limits or exclusions

128 Failure to Maintain Insurance

128 1 Failure to maintain the required insurance may result in a Default of this Lease at
Lessors option If the Lessor is damaged by the failure of the Lessee to maintain insurance as required
in this paragraph then the Lessee shall bear all reasonable costs properly attributable to that failure

1282 Lessor shall have the right but not the obligation to prohibit Lessee or any of its
contractors from entenng the Premises until Lessee has provided certificates or other evidence that
insurance has been placed in complete compliance with these requirements and such certificates have
been approved by the Lessor

1283 If the Lessee thus to maintain the insurance as set forth herein the Lessor shall have the
right but not the obligation to purchase said insurance at Lessees expense In no event shall the Lessor
be liable for payment of premiums due under any policy issued to the Lessee by reason of the Lessor
being added as an ‘insured’ as required herein

12.9 Additional Insurance. Lessor reserves the right to require additional kinds or amounts of
insurance, as may be mutUally agreed from time to time. Lessee shall periodically, but not less frequently
than once every three (3) years, reevaluate the scope of risks covered and the limits of its insurance and,
if commercially reasonable increase such coverage or limits in order to provide coverage for Lessee’s
and Lessor’s protection for risks and limits that a prudent business person would provide for property
being put to uses similar to those of the Premises.

12.10 No Representation. Lessor makes no representation that the limits of liability required to be
carded by Lessee pursuant to this Article 12 are adequate to protect Lessee. If Lessee believes that any
of such insurance coverage is inadequate, Lessee shall obtain su.ch additional insurance coverage as
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Lessee deems adequate, at Lessees sole expense. No approval by Lessor of any insurer, or the terms
or conditions of any policy, or any coverage or amount of insurance, or any deductible amount shall be
construed as a representation by Lessor of the solvency of the insurer or the sufficiency of any policy or
any coverage or amount of insurance or deductible, or to limit Lessee’s contractual obligations and
liabilities, and Lessee assumes full risk and responsibility for any inadequacy of insurance coverage or
any failure of insurers.

ARTICLE 13:
LOSSES AND LOSS PROCEEDS

13.1 Notice. If either party becomes aware of any Casuaityâr: any actual threatened or
contemplated Condemnation, then such party shall promptly Notify tl5é othW~•

13.2 Effect of Casualty. If any Casualty occurs, then: (a).no.Reht.shall abáté;.~(b) this Lease shall not
terminate or be impaired and Cc) Lessee shall Restore with reasonable promptness regardless of cost or
the amount of Property Insurance Proceeds (Lessee s[~alI make up any deficiency ir~Fjpperty Insurance
Proceeds with its own funds) If, however, the Casualty is a Substantial Casualty then Lessee may by
Notice to Lessor given within thirty (30) days after the Casualty occurs, terminate this t.ease effective
thirty (30) days after such Notice. In the event that Lessee éle tsto.terminate the Lease pursuant to this
Section 13.2, the Property Insurance Proceeds shall be disburfrd~ih the following order of priority (a) first,
to Lessee (subject to the rights of any Leasehold Mortgagees) Uple the Market Value of the Leasehold
Estate as of the date of the Casualty and (b) then to the extent if any, of any remaining Property
Insurance Proceeds to Lessee (subject to the nghts of any Leasehold Mortgagees) and Lessor,
respectively in the proportion that the duration of the Term remaining at the date of the Substantial
Casualty (determined as if the Term were to continue until the Scheduled Expiration Date) bears to the
duration of the full Term For purposes of further clarification, said proportion to Lessee shall be a
maximum of one thirteenth based upon a 65 yearterm

13.3 Adiustment of:Claims; U~è~of Property hisurance Proceeds. Unless Lessee has validly
elected a Casualty Termination Lessee shall have the sole right and authority to adjust any insurance
claim, subject to rights of< ähy. Leã~hold MortgageØ~ The Property Insurance Proceeds shall be
disbursed (a) in the case of an Immaterial Loss, to Lessee, to be held in trust to be applied first for
Restoration and (b) in the case of any other Casualty to Depository or the first-position lienholder if
required by such lienholder, to be released in installments for Restoration To obtain each such
disbursement Lessee shall deliver to Depository or the first position lienholder if required by such
lienholder

13.~.t:Architect’s Certifibate. A certificate of Lessee’s licensed architect, confirming that in such
architects professional judgment (a) the sum then being requested is then properly due and payable to
contractors, subcoñftàptors, or.~ther Persons for Restoration; (b) Restoration is proceeding in substantial
compliance with the applicable plans and specifications and otherwise satisfactorily, (c) the sum being
requested does not exqè d the amount then due and payable; (d) except in the case of the final
disbursement of RestoratiOn Funds, the remaining Restoration Funds after disbursement are reasonably
anticipated to suffice to pay for the remaining Restoration yet to be performed; and Ce) in the case of the
final disbursement of Restoration Funds, Lessee has substantially completed Restoration and obtained a
temporary certificate of occupancy for the Restoration to the extent required by Law, and delivered (or
simultaneously delivers in exchange for payment) final lien waivers from all Persons otherwise entitled to
claim a Prohibited Lien because of the Restoration;

13.3.2 Lien Waivers. Progress lien waivers for Restoration completed and paid for through the
date of the preceding disbursement; and
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13.3.3 Other. Such other documents, deliveries, certificates and information as Depository
reasonably requires.

13.4 Substantial Condemnation. If a Substantial Condemnation occurs, then This Lease (except as it
relates to allocation of the Condemnation Award) shall terminate on the Condemnation Effective Date.
Rent shall be apportioned accordingly. The Condemnation Award shall be paid in the following order of
priority: (a) first, Lessee (subject to the rights of any Leasehold Mortgagees) shall receive such portion of
the Condemnation Award up to the Market Value of the Leasehold Estate condemned at the
Condemnation Effective Date, (b) second, Lessor shall receive such .~portion of the remaining
Condemnation Award up to the Market Value of the Fee Estate condp~ihe~ at the Condemnation
Effective Date, and (c)third, to the extent of any remaining Condemnatip.tiAward,’Lessee (subject to the
rights of any Leasehold Mortgagees) shall receive the remaining balari~é:ôf he Condemnation Award.

135 Insubstantial Condemnation If an Insubstantial Condemnation occurs then any
Condemnation Award shall be paid to Depository to be applied first for Restoration in the same manner
as Property Insurance Proceeds Whether or not the Condemnation Award is adequate, Lessee shall at
its expense, Restore in the same manner as Restoration upon Casualty Any Condemnation Award
remaining after Restoration shall be distnbuted in the same manner as if it arose from a Substantial
Condemnation that affected only the part of the Prerriises’tal~ep.

13.6 Temporary Condemnation. A Temporary Conder~hátiôn shall not terminate this Lease or
excuse Lessee from full performance of its, povenants or any other. obligations hereunder capable of
performance by Lessee during the penod of such Temporary Condemnation, but in such case Lessee
shall receive any Condemnation Award for the Temporary Condemnation (to the extent applicable to
periods within the Term). ‘‘~‘•~••

137 Immaterial Loss If an Immaterial Loss occurs then Lessee shall receive any Condemnation
Award in trust to be applied lust to Restoration Lessee shall Restore in accordance with this Lease
After Restoration, Lessor shall receive any remaining Condemnation Award

138 surrender If this Lease is terminated as a result of a Condemnation, Lessee shall surrender the
Premises in accordance wfthHthe applicable surrender, provisions of Article 23, and Lessor and Lessee
shall thereafter be relieved of any further obligation under this Lease

ARTICLE 14
LESSOR’S RESERVED RIGHTS

14.1 lnspeàtions. Subject tà:iiotice requirements that are specifically provided herein, Lessor and its
agents, representatLves, and designees may enter the Premises in cases of emergency or upon
reasonable Notice”•~,~,’~i~g regular business hours, to: (a) ascertain whether Lessee is complying with this
Lease (including the review of Lessee’s records contracts and/or Subleases pertaining to the Premises),
(b) cure Lessee’s DefaUlte1 ihaccordance with this Lease; (o) inspect the Premises and any Construction;
(d) perform such tests, borings, and other analyses as Lessor determines may be necessary or
appropriate relating to (non)compliance with any Law or possible Hazardous Substances Discharge; or
(e) post notices of non-responsibility in accordance with the Lease; or (f) as reasonably required in
connection with any sale, re-entitlements, or for other reasonable purposes determined by Lessor. In
entering the Premises, Lessor and its designees shall not unreasonably interfere with operations on the
Premises and shall comply with Lessee’s reasonable instructions.

14.2 Other Entries by Lessor. In addition to Lessor’s rights under Section 14.1, Lessor may enter
the Premises at any time (a) to take possession due to any breach of this Lease in the manner provided
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herein; and (b) to perform any covenants of Lessee that Lessee fails to perform (subject to any applicable
notice and cure periods and the rights of the Leasehold Mortgagee). Lessor may make any such entries
hereunder without abatement of Rent, and may take such reasonable steps as required to accomplish the
stated purposes. In an emergency, Lessor shall have the right to use any means that Lessor reasonably
deems proper to open the doors to the Improvements. Any entry into the Premises by Lessor in the
manner hereinbefore described shall not be deemed to be a forcible or unlawful entry into, or a detainer
ot the Premises, or sri actual or constructive eviction of Lessee from any portion of the Premises. No
provision of this Lease shall be construed as obligating Lessor to perform any repairs, alterations or
improvements except as otherwise expressly agreed to be performed by Lesspr herein.

14.3 Water. Oil. Gas and Mineral Rights. Subject to applicable Lav~s Lessdr reserves to itself the
sole and exclusive right to all water, oil, gas, or other hydrooarb~n ~or mineral substances and
accompanying fluids, including all geothermal resources, from the Land, but Lessor shall not undertake
any extraction of such resources dunng the Term

144 Easements.

14.4.1 Lessor’s Right to Grant Licenses, PerniWs EncroacFiments and EaserTi~ritA..; Lessor shall
have the right without payment to or charge from Lessee) to reserve to itself and to grant licenses
permits, encroachments or easements (collectively, “Easéthehts~)vto any Person or• Government on,
over, under, across and through the Premises, to the extent sdOh..E~sements are deemed by Lessor to be
necessary or convenient for the construction installation operation, maintenance, repair and replacement
of (a) improvements, (b) underground or overhead lines and other transmission facilities and
appurtenances for electricity gas telephone, water, sewage drainage and any other service or utility
(c) nghts of way, curbs, pavements and other roadway improvements, and (d) landscaping whether
solving the Premises or other properties of Lessór..or any~thpc~Per~on .prGovernment.

14.4.2 Limitations oh;L~€or’s Rights. NØi~ithstandin~inything contained in above, Lessor
may only grant or relocate Easements if taking such action will not have a material adverse effect on the
design or use of Improvements planned for or existing on the Premises Further, Lessor shall (or shall
cause the grantee of such Easements to) (a) be responsible for payment of all costs in connection with
the granting of such Easements and the construction installation and restoration work in connection
therewith, (b) carry out and coordinate such work with Lessee so as to minimize disruption with Lessee’s
use of the Premises and (c) following any work relating to any Easement restore the Premises to
substantially the same condition as existed pnor to such work

14 5 Development Lessee agrees that it will reasonably cooperate with Lessor in the event Lessor
desires to develop roads sidewalks or other public improvements owned by Lessor in the ~cinity of the
Premises provided that such cooperation has no material adverse effect on the Premises or Lessees
use of the Premises, and such cooperation is at no cost to Lessee (unless otherwise approved by
Lessee).

14.6 No Light or A1t;•Eásement; Any diminution or shutting off of light or air by any structure now
existing or hereafter erédted by or on behalf of Lessor or Lessor’s Affiliate on lands adjacent to the
Premises shall in no way affect this Lease, shall not constitute a constructive eviction or grounds for
reduction or abatement of Rent, or otherwise impose any liability on Lessor.

14.7 General. In addition to Lessor’s right, title and interest as the fee owner in the Land) Lessor also
shall have such rights as it may have as grantee, benefitted party or other party other than the fee owner
of the Land under any grants of easement, covenants, restrictions, Land Court orders, and other recorded
instruments or maps encumbering or affecting the Land (for example and not by way of limitation, rights
of Lessor as grantee under sewer or drainage easements on, through or under the Land).
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ARTICLE 15;
LESSOR’S TRANSFERS

15.1 Transfer of Lessor’s Interest. Lessee acknowledges that Lessor has the right to Transfer the
Fee Estate in accordance with Section 15.3. Lessee agrees that in the event of any such Transfer,
(a) Lessee shall lock solely to such transferee for the performance of Lessor’s obligations under this
Lease after the date of Transfer, and such transferee shall be deemed to have fully assumed and be
liable for all obligations of this Lease to be performed b~ Lessor after the date of Transfer; and (b) Lessee
shall attorn to such transferee. Lessee hereby agrees to cooperate, at no cost to Lessee, with Lessor in
connection with any Transfer. Following any such Transfer, Lessor shall deli~èrtp Lessee a copy of the
instrument evidencing the transferee’s assumption of liabilities and obligatiâhs of Lessor under the Lease.

15.2 Release of Lessor. Upon any Transfer of the entire Fe?; fat&i~cmpliance with this Lease,
the grantor automatically shall be freed and relieved from all liability (eiblpding liability previously
accrued) for performance of any covenants or obligations to be performed by Lessor after the Transfer
provided that such successor Lessor assumes in writing Lessors present and future obligations under
this Lease This Lease shall bind Lessor only while Lessor owns the Fee Estate, except as to any
liabilities and obligations accrued before the date of Transfer of the Fee Estate.

153 No Right of First RefusallNo Option to Purchase If Lessor desires to Transfer the Fee Estate
during the Term, it shall do so in full compliance with all Laws ~OVerning the County’s sale of real property
including, if applicable an RFP or other public bidding process If an RFP or other public bidding process
is utilized or required Lessor shall give Lessee wntten notice of Lessors intent to Transfer the Fee Estate
at least thirty (30) days pnor to issuing such RFP or commencing such public bidding process Lessee
understands and agrees that nothing in this Lease grants Lessee an option or nght of first refusal to
purchase the Fee Estate from Lessor.

ARTICLE 16
~REGLJLATORYPROVlSlONS

16.1 Compliance with COBS Ràguirements. Lessee shall comply with all CDBG program
requirements applicable to Lessees use of and the activities on the Premises including the regulations
set forth in 24 CFR Part 570 and related administrative requirements and authoritative guidance, as the
same may from time to time hereafter be amended It is understood that citations herein to the Code of
Federal Regulations shall include any amendments thereto, and any recodified or successor regulations

:1611 COBS Use End Affordability Restrictions. Lessee shall comply with CDBG
use and affordability restnctions applicable to Lessee’s use of and the activities on the Premises The
use of, and activities upon, the Premises shall at all times meet the critena for an eligible activity and
comply with a national objective pursuant to CDBG requirements For purposes of the Project authorized
by this Lease, the eligible activities are (i) rehabilitation under 24 CFR §570 202, (H) special economic
development activities uh4~r 24 CFR §570.203; and (Hi) public facilities and improvements under 24 CFR
§570.201(c), and the natibnal objectives are: (i) to benefit low- and moderate-income persons — area
benefit actMties, under 24 CFR §570.208(a)(1), and (U) housing under 24 CFR §570.208(a)(3)

16.1.2 Prohibited Activities. Neither the Premises nor the Improvements shall be
used for the general conduct of government or for political activities except as authorized by 24 CFR
§570.207.
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16.1.3 Inspections and Monitoring. During normal business hours, all of Lessee’s
records relating to the Prennises and the Project shall be made availabie for examination by the County,
HUD, and the Comptroller General of the United States andlor their representatives.

16.1.4 Program Income. Lessee shall comply with CDBG program income
requirements applicable to the Premises and the Project, including, but not limited to, those set forth at 24
CFR §570.500. Lessee shall report all program income applicable to the Premises and the Project to the
County, and shall pay all program income that it receives from the Premises or the Project to the County
within thirty @0) days following the calendar quarter in which the program income is received.

16.1.5 Use Restriction Period. The obligations of Lé~see set forth in this Article 16
shall remain in effect from the date of initial occupancy of the Projefqntir.;. years thereafter (the “Use
Restriction Period”) The Use Restriction Period shall be extended for any period of time that the
County with the concurrence of HUD, or HUD determines that the Lessee has not complied with the
terms of this Article 16 The length of the extension shall correspond to the time period during which the
Lessee was found to be noncompliant with the terms of thisEèäse;

16.1.6 Recordkeeping. Lessee ~tiáj[:i.jiaintain al!.records applicabléto Lessee’s use
of and the activities on the Premises and required to be maintained pursuant to CDBG program
requirements, including, to the extent applicable1 24 CFR §510.506 and the following:

(a) Records demonstratingihe activities undertaken on the Premises meet one of the
National Objectives of the CDBG Program

(b) Records required to determine the eligibility of activities including, but not limited to
documentation of household income eligibility,

(c) Records required to document the improvement and use of the Premises

(d) Records documenting oompliancewith the fair housing and equal opportunity
cbmp~énts of theCDBG program;,

(e) Financial records required under 24 CFR §570 202 and other applicable law, and

(f) Other records necessary to document compliance with Subpart K of 24 CFR Part 570
and thiCLease.

.16.1.7 Reoöid Retei’ition. Lessee shall maintain all records applicable to Lessee’s
use of and the.~activities on fliq Premises required to be maintained pursuant to CDBG program
requirements, for:ttie.time periot~s prescribed by such requirements.

16.1.8 [Re~ortino Requirements. Lessee shall comply with all CDBG program
reporting requirements äp~Iibable to Lessee’s use of and the activities on the Premises, and shall provide
any such reports reasopably required by the County in furtherance of the County’s compliance with
CDBG program requirements.

16.1.9 Environmental Requirements. Lessee shall comply with all environmental
laws, regulations, and review requirements, as may be applicable to Lessee’s use of and activities on the
Premises pursuant to CDBG program requirements.

16.1.10 Relocation Requirements. Lessee shall comply with the Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970, as amended, and implementing
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regulations at 49 CFR Part 24 arid 24 CFR §570.606. The Lessee shall provide the required relocation
assistance to eligible persons in accordance with appilcable law.

16.1.11 Indemnity. Lessee agrees to defend, indemnify, and hold harmless Lessor
from any demands claims, fines, penalties, lawsuits orders, or other enforcement or administrative
actions alleging noncompliance with COBO requirements, including any demands for repayment of CDBG
funds used to acquire the Premises, arising from the acts or omissions of Lessee, its employees, officers,
directors, agents, contractors, subcontractors or representatives, or from the use of or activities upon the
Premises during the Term; provided, however, that Lessee shall not be responsible for any demands,
claims, fines penalties, lawsuits1 orders, or other enforcement or acjfiuinistrative actions alleging
noncompliance with CDBG requirements, where the alleged noncompiiáhce; (i) is within the exclusive
control of Lessor andIor its employees, or (n) does not relate to the Premises or the Project

16.1.12 Cooperation. Lessor agrees to reasdhàbly codp~ate with Lessee in order
that Lessee may comply with the requirements in this Article 16, which cooperation shall include but shall
not be limited to (i) forwarding copies of all notices andfor correspondence the City receives from HUD
which directly affect or may affect the Premises or the Project, (ii) cooperating with the Lessee and HUD
for the submission of any reports, records, notices or submittals which are required to be delivered to
HUD with respect to the Premises or the Project in accordance with this Article 16 andfor applicable law

16.1.13 Lead-Based Paint (24 CFR §570.6b8)$ Lessee agrees that the Project shall
be subject to HUD Lead-Based Paint Regulations at 24 CFR § 570.6Q8, and 24 CFR Part 35, Subpart B.
Such regulations pertain to all CDBG-assisted housing and require that all owners prospective owners,
and tenants of properties constructed prior to 1978 be properly notified that such properties may include
lead-based paint Such notification shall point out the hazards of lead-based paint and explain the
symptoms, treatment and precautions that should be taken when dealing with lead-based paint poisoning
and the advisability and availability of blood lead level screening for children under seven The notice
should also point out that if lead-based paint is found on the Premises, abatement measures may be
undertaken The regulations further require that, depending on the amount of Federal funds applied to a
property, paint testing, risk assessment, treatment andlor abatement may be conducted Lessee further
agrees that any repair, renovation or painting activities that disturb lead-based paint in ‘target housing
as that term is defined in the Toxic Substances Control Act (TSCA), section 401 or in a child occupied
facility” as that term is defined in EPA regulations implementing said Act, shall be carried out in strict
compliance with those implementing regulations which are set forth in 40 CFR Part 745, beginning 40
CFP §745 80 These regulations require among other things, the use of certified renovators dust
aampling technicians and renovation firms

16.1.14 Nohdiscrimirition. Lessee shall not discriminate against any Project
beneficiary or prospective Project beneficiary on the basis of race color creed religion ancestry
national origin sex sexual orientation, disability or handicap age, marital/familial status with regard to
public assistancé[ ~Le~ee wil~ take affirmative action to ensure that the Project is free from such
discrimination. Notwit~isfranØihö the foregoing, the age restrictions for Qualified Tenants shall not be
deemed a violation of this;Sédtion 16.1.14

ARTICLE 17:
LESSEE’S TRANSFERS

17.1 Lessee’s Transfer Right. Except as provided in Article 18 and Article 19. Lessee shall not
Transfer this Lease or the Leasehold Estate, whether or not to an Affiliate, without the prior written
consent of Lessor, which consent shall not be unreasonably withheld, conditioned, or delayed. Lessee
agrees, however, that it shall be conclusively presumed to be reasonable for Lessor to withhold its
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consent unless the following have occurred: (A) Lessor’s receipt of reasonably satisfactory evidence that:
(a) Lessee is not in Default under this Lease or, if Lessee is in Default, that the transferee undertakes to
cure any such Default to the reasonable satisfaction of Lessor; (b) the continued operation of the
Premises after the Transfer shall comply with the provisions of this Lease; (a) the transferee has the
financial capability and resources to operate and maintain the Premises as required by this Lease;
(d) either (i) the transferee or its property manager has the experience, reputation, managerial and
operational skills to operate and maintain the Premises, (ii) the transferee agrees to retain a property
manager with the skills, experience and record described in clause (I) above, effective as of the date of
the Transfer, or (Ni) the transferor Lessee or its property manager will contin~eto manage the Premises,
or another property management company reasonably acceptable to Less~r~Will manage the Premises,
for at least one year following the Transfer; Ce) the transferee is not de!i~Uent iriany tax payments and
does not have pending against it any charges of, and does not have; 4r~bord of, material building code
violations or complaints concerning The maintenance upkeep, operation and regulatory agreement
compliance of any of its projects as identified by any applicable local, state or federal regulatory agencies,
and (f) the transferee is not in arrears or noncompliance with any obligations to the Government and is in
good standing with respect to other Government agreements, (B) the execution by the transferee and
delivery to Lessor of an assignment document specifically stating that the Transfer is made subject to all
terms, covenants and conditions of this Lease, and all such terms, covenants, and conditions in such
documents shall be specifically assumed and agreed to by the transferee along with such other
documents reasonably requested by Lessor in connection ‘Mtft1lje ra~ and (B) receipt by Lessor of
all fees and/or expenses then currently due and payable to~LéèSor by Lessee in connection with this
Lease. It is hereby expressly stipulated anØ agreed that any Tiahsfer in violation of this Section 17.1
shall be null, void and without effect shall cause a reversion of title to Lessee, and shall be ineffective to
relieve Lessee of its obligations under this Lease The written consent of Lessor to any Transfer of this
Lease or the Leasehold Estate shall constitute conclusive evidence that the Transfer is not in violation of
this Section 17 1 Upon any Transfer by Lessee that coniplies with this Lease Lessee shall be fully
released from its obligations hereunder to the extent such obligations have been fully assumed in writing
by the transferee except for (x) any obligation to hold and apply Restoration Funds held by Lessee at the
date of the Transfer (unless transferred to the transferee) (y) any unperformed obligations that arose or
accrued prior to such T*~.fer and alL Legal Costs of any proceeding relating thereto commenced before
such Transfer for which the transferor is liable hereunder (unless specifically assumed in writing by the
transferee), and (z) any indemnity obligation under this Lease (unless specifically assumed in writing by
the transferee) Lessee shall pay all transfer and other taxes if any, payable on account of any Transfer
by Lessee or any holder of any Equity Interest in Lessee

172 No Partial Transfers Except rn the case of a Sublease permitted pursuant to Article 18 or a
Leasehold Mortgage permitted pursuant to Article 19 in no event shall Lessee be permitted to Transfer
less than its entire interest in this Lease or the Leasehold Estate and Lessor may elect in its sole
discretion to deny consent to any such partial Transfer

17.3 Notice of~Transfer. !Y~;Lessee desires Lessors consent to any Transfer, Lessee shall Notify
Lessor in writing, ~hiôft. notiØê shall include (a) the proposed effective date of the Transfer; (b) the
material terms of the Øio~5bsed Transfer; (c) a copy of the signed purchase and sale agreement or other
agreement between Lesèøë and the proposed transferee; (d) current financial statements of the proposed
transferee certified, compiled or reviewed by an independent certified public accountant for the fiscal year
most recently ended, and business credit, personal references and business history of the proposed
transferee; and (e) such other reasonable information in connection with the proposed Transfer as Lessor
shall reasonably request.

17.4 Expenses. Within ten (10) days following demand, Lessee shall reimburse Lessor for Lessor’s
reasonable costs (including attorneys’ fees) incurred in reviewing and approving or disapproving, or
otherwise consulting with respect to, any Transfer.
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ARTICLE 18:
SUBLEASES

18.1 Residential Tenants.

18.1.1 Residential Spaces. The Lessee acknowledges and agrees that the Premises are to be
held, developed, managed and operated as a ‘housing project’ within the meaning of Section 8-10.20 of
the Revised Ordinances of Honolulu (ROH), in accordance with and subject to the provisions of the
Development Agreement and this Lease regarding Residential Rental Unit~,for Qualified Tenants at
Affordable Rents and appurtenant facilities.

18.1.2 Reøresentations, Warranties, and Covenants. The .Lè~äØé further represents1 warrants
and covenants as follows: .~ .

(a) Each residential unit shall be a Dwelling uhit asdefined ñROH §8-10.20(a). They
will be and remain similarly constructed and each residential unit will contain Facilities
for living, sleeping, eating, cooking and sanitation for a single person or a family
which will be and remain an independent living unit complete, separate and distinct
from other residential units and will include and will continue to include a sleeping
area, at least one bathroom, and a single kitchen (as defined in ROH § 8-10 20(a))
equipped with a cooking range, oven, rah~d hood, water heater, refrigerator, and
sink. The Premises shall not be used as a l~otel, motel) dormitory, fraternity or
soronty house rooming house, hospital, nursing home, sanitarium or rest home, or
in any manner in contravention of applicable law

(b) The residential units shall at all times comply with all Federal and State Affordable
Housing Requirements applicable thereto, including requirements established by
such programs affecting both income limitations and allowable rent levels in respect
of such residential units, provided however that no Qualified Tenant in any
Residential Rental Unit shall be required to make a payment toward rent in excess of
the limits established by this Lease for such Residential Rental Unit In the event of a
conflict between the requirements of this Lease and any Federal and State
Affordable Housing Requirements, the latter shall control Upon the expiration of any
Federal and State Affordable Housing Requirements, the requirements of this Lease
shall remain in place and shall control for the balance of the Term Nothing in this
Lease shall preclude or be interpreted or deemed to prohibit Qualified Tenants from
applying for and receiving rent and other subsidies that shall as applicable under any
program concerning such rent or other subsidies, subsidize or be in addition to the
Affordable Rents specified in this Lease.

(0j:For the Terrt, subject to any applicable Federal and State Affordable Housing
.F~equirementh, all of the Residential Rental Units shall at all times be rented to and
occupied by Qualified Tenants at the Affordable Rents specified herein

(d) Lessé& shall establish a system to determine preferences by lot in the event the
number of eligible applicants exceeds the number of Residential Rental Units
available. The Residential Rental Units shall otherwise be rented or held available
for rental, on a first-come first-served basis to members of the general public who are
Qualified Tenants, on a continuous basis, and may not be converted to owner-
occupied condominium units or other non-rental use. In renting Residential Rental
Units to Qualified Tenants, the Lessee will not otherwise give preference to any
particular protected class or group except Lessee may grant preferences for the
following:
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(1) Persons displaced by government action, provided that their tenant application is
submitted between (a) the date of the initial displacement notice and (b) six (6)
months alter the actual displacement action, supported by sufficient
documentation of such displacement;

(2) For residential units designated as accessible for persons With mobility, visual,
hearing and/or mental impairment, households containing at least one person
with such Impairment will have first priority forthose units. No special priority
shall be given among such applicants based upon the specific type(s) of
impairment of the household member; and,

(3) As may be required by any applicable Fed&a1ãnd State Affordable Housing
Requirements and/or this Lease.

(e) Lessee shall rent the units in accordaqce with a rental program approved by the
Lessor which rental program may be amended in writing upon mutual agreement of
Lessee and the Lessor from time•tO time, and which shslf :be.;inco~.porated by
reference herein and binding upon Lessee Such rental program shall establish

(1) Requirements and procedures for re~ewing applications evaluating applicants,
determining eligibility as a Qualified: Terf&nt, selecting renters and renting to
Qualified Tenants..

(2) A system for determiilihg preferences by lot, iblihe eyent the number of Qualified
Tenants exceeds the number of Residential Rental Units available

(3) A description of how the rental program will ensure compliance with all applicable
laws and standards relating to the rental of real property

(4) :A.ltordable Rt for each Residential Rental Unit, based on unit type, household
~size and incothe level.

(5) In establishing the Affordable Rent, the HUD AMI for the following household
sizes shall apply, based on the Residential Rental Unit type to be rented

Urj~ype ::~. Household Size
I bedroom 2 persons
2 bedródms 3 persons

(f) For the Ter?n~.:the Lessee shall obtain, complete and maintain on file (I) at the time of
nitial occuØancy of any Residential Rental Unit, (H) upon the vacancy and re
occupancy of any Residential Rental Unit, and (Hi) at least once annually, an income
certification, in a form approved by the Lessor, an example of which is attached
hereto as Exhibit C. which shall be subject to independent investigation and
verifibation by the Lessor. The Lessee shall verify the information submitted by each
Qualified Tenant at the time of submission, including taking, for other than Section 8
of the Housing Act certificate or voucher holders, the following steps as part of the
verification process by the Lessee: (1) either (A) obtain a federal income tax return
for suoh Qualified Tenant for the most recent tax year; and/or (B) obtain a written
verification of employment from such Qualified Tenant’s current employer; or (2) if
such Qualified Tenant is not employed and has no tax retum, obtain other verification
of such Qualified Tenant’s source of income. The Lessee shall file with the Lessor a
certificate of continuing program compliance in a form approved by the Lessor, an

40



Halewai’olu Senior Residences
Lease

example of which is attached hereto as Exhibit D, on or before the first (1st) day of
each September during the Term setting forth the required information for the
preceding calendar or fiscal year. The books and records of the Lessee pertaining to
the incomes of Qualified Tenants must be open to inspection by any authorized
representative of the Lessor. During any period that any Federal and State
Affordable Housing Requirements are in effect, Lessee shall be deemed to have
satisfied the requirements of this subparagraph if Lessee obtains, completes and
maintains on tile income certification and other forms that comply with the applicable
Federal and State Affordable Housing Requirements ~ that contain substantially
the same information, and certifications of oomplianca;With.such Federal and State
Affordable Housing Requirements that establish cpriipliance with the requirements
herein.

(g) All subleases shall be subordinate to this Lease and shall contain clauses among
others1 wherein each Qualified Tenant (i) ceftifies the accuracy of the statements
made regarding household income and (p) agrees that the family income and other
eligibility requirements shall be deemed substantial and matenal obligations of the
tenancy of such tenant, that such~Qualifled Tpnant will comply promptly with all
requests for information with respect thereto from the Lessee and that the failure to
provide accurate income information or refusal to comply with a request for
information shall be deemed a violation of•.~~pbètantial and material obligation of the
tenancy of such tenant.

(h) In connection with all subleases o[the Residential Rental Units tenants shall be
provided written disclosures of pre existing uses in the surrounding community
including activities such as

(1) Cultural and religious ceremonies that may be conducted during various hours,
including late evening hours that may involve loud music and chanting

(2) Use of incense, fireworks and other ceremonial products

(3) Nearby full service mortuary

181 3 Affordable Rents “Affordable Rent” means a monthly rent for a Residential Rental Unit
which does not exceed the maximum rent established for persons with the annual income level (as
adjusted for household size) necessary to qualify for that Residential Rental Unit which shall be based
upon guidelines published by the Hawaii Housing Finance and Development Corporation based on
income levels and limits established by HUD adjusted for household income Unit and family size and
utility allowances Affordable Rents shall be inclusive of tenant utility payments Notwithstanding the
foregoing, with respect to Qualified Tenants if any who are recipients of rent subsidies pursuant to
Section 8 of the Housihg Act .(o?any rent subsidy or other HUD, State, or County program), if the contract
rent for a Residential Rental Unit under such program is greater than the Affordable Rent, the rent for
such Residential Rental Uhit may be such contract rent.

18.1.4 Non-discrimination. The Lessee shall comply with the provisions of any applicable
federal, State or local law prohibiting discrimination in housing on the basis of race, creed, color, sex
familial status, marital status, religion, national origin, age (except as to age, as may be expressly
provided herein) or any other prohibited basis. The Lessee shall also comply with the provisions of any
applicable federal, State or local law prohibiting discrimination on the basis of race, creed, color, sex,
familial status, marital status, religion, national origin, age, or any other prohibited basis, in connection
with the employment or application for employment of persons for the Construction, operation and
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management of the Premises. The Lessee further agrees not to refuse to lease a Residential Rental Unit
offered for rent, or otherwise discriminate in the terms of tenancy, solely because any tenant or
prospective tenant is the holder of a certificate or a voucher under Section 8 of the Housing Act or any
successor legislation.

18.1.5 Condition of the Premises. The Lessee agrees that throughout the Term, it shall (1)
maintain the Premises in good repair and condition in accordance with appilcable County codes, and the
Uniform Physical Condition Standards set rorth in 24 CFR Part 5, Subpart G, as amended; (2) maintain
and operate the Premises to provide decent, safe and sanitary housing, inqiuding the provision of all
essential and appropriate services, maintenance and utilities; and (3) corn~5WWfth the lead-based paint
regulations set forth in 24 CFR Part 35, as amended.

181.6 Covenants to Run with the Properly-- Terminatiorfàf Côv6nants. The Lessor and the
Lessee hereby covenant and agree that the covenants set färth ~ govern the use and
occupancy of the Premises shall be and are covenants runn~rfg:;withthe Lancif&t the Term and shall be
binding upon all subsequent Lessees of the Premises for such Terni, and are not merely personal
covenants of the Lessor and the Lessee. The Lessee hereby agrees that any aridëlLrequirements of
State Laws to be satisfied in order for the provisions of this Lease to constitute restrictions and covenants
running with the Land shall be deemed to be satisfied in full, and that any requirements of privileges of
estate are intended to be satisfied, or, in the alternate, thàt~ãñ eqüitabld servitude hasbeen created to
insure that these restrictions run with the Land. For the Terrti~:eabh and every contract, deed or other
instrument hereafter executed conveying the Premises or portib?i-thereof shall expressly provide that
such conveyance is subject to this Lease provided, however, the covenants contained herein shall
survive and be effective regardless of whether such contract deed or other instrument hereafter executed
conveying the Premises or portion thereof provides that such conveyance is subject to this Lease

18.1.7 Real Property and General Excise Tak Ex~?nötióri&~ Lessee shall be responsible for
paying and discharging all real property taxes for the Premises payable or accruing during the Term
Based on the recordation of this Lease Lessee may file an application or claim for exemption from the
assessment and payment qf real property taxes, inclUd~ng any claim for exemption subject and pursuant
to ROH §8 10 20 and §8 10 21 relating to low income rental housing, and the County agrees to process
such application in the ordih course .~ubject and pursuant to the requirements of §8-10.20 and §8-
1021 Lessee understands that Lessee must file for such exemption annually and that the County shall
not be responsible or liable for Lessees failure to timely file for such exemption on an annual basis

Pursuant to Hawaii Revised Statutes Section 46-15 1 Section 201 H 36, and Section 237 29 the County
may certify for exemption from general excise taxes any projects which meet the requirements of said
statutes The County will work with Lessee to issue such certifications provided that the requirements
under said statLtes and applicable laws are met. Lessee understands that Lessee is responsible for
preparing and filing any exemption request and that the County shall not be responsible or liable for
Lessee’s failure tdfilë:for such ç*emptions. Lessee further understands that such exemptions are subject
to all laws and rules ápjiiioablethereto.

The exemptions from r~á[ property taxes and general excise taxes currently available are subject to
change by legislative or administrative action.

18.2 Commercial Tenants.

18.2.1 Commercial Spaces. The Premises includes commercial space. Lessee may enter into
subleases with commercial tenants (“Commercial Tenants”) goveming the occupancy of such
commercial spaces (the “Commercial Subleases”). Lessor’s consent shall not be required for any
Commercial Sublease, or to any Modification thereof, so long as Lessee complies fully with the
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requirements of the Lease and all applicable Laws in connection therewith. Each Commercial Sublease
shall be subject and subordinate to the Lease, and no Commercial Sublease shall affect any obligations
of Lessee or rights of Lessor under the Lease, all of which shall continue in full force and effect
notwithstanding any Commercial Sublease. Any Commercial Sublease shall expire no later than one day
before the Expiration Date. The fact that any Commercial Tenant causes any Default shall not relieve
Lessee of Lessee’s obligation to cure it. Lessee shall take all steps reasonable and necessary to prevent
any such Default.

18.2.2 Community-Oriented Businesses. Commercial Tenants ~ball target and serve as
clientele and patrons, primarily persons who reside and work in the surroühdihg neighborhood. Rents
charged to Commercial Tenants shall be below market rates as deterrnir~d by Lessee, with the intent of
fostering entrepreneurial start ups and locally owned small businesses that provide economic and
employment opportunities for residents and the community.

1823 Required Provisions Each Commercial Sublease shall contain provisions in form and
substance substantially as set forth below in this Section 1823 By executing its Commercial Sublease,
each Commercial Tenant shall be deemed to have agreed to such provisions, which reflect the definitions
in the Lease All such defined terms shall be modified in the Commercial Sublease as appropriate to
reflect the definitions in the Commercial Sublease

All terms, covenants, and provisions of thii.SUblease and all rights,
remedies, and options otSublessee under thi~:J ublease are and
shall at all times remain fully subject and subordinate in all respects
to the Lease lithe Lease and the Leasehold Estate terminate, then
this Sublease shall terminate In that event, Sublessee, only at the
option and request of Lessor (e~cepi.~as. Lessoi has agreed
otherwise in writing), shall attorn to Lessor and recognize Lessor as
Sublesse&s direct Lessor under this Sublease Sublessee shall
execute and deliver, at any time and from time to time, upon the
request of Lessee, Lessor, or any mortgagee, any instrument
necessary or appropriate to evidence such attornment Sublessee
appoints each of the foregoing as Sublessee’s attorney-in fact,
irrevocably, with full power of substitution, to execute and deliver
any such Instrument This appointment is coupled with an interest
and is irrevocable Sublessee waives any Law that may allow
Sublessee to terminate this Sublease or surrender possession of
the demised subpremises if the Lease terminates

18.3 Reéórdkeeping. Thellhancial iècords of the Premises are to be maintained by the Lessee in
accordance with recognized industry accepted accounting principles consistently applied In addition to
records and information required to be collected, prepared, maintained and reported pursuant to federal
and State laws aria:.tëgulatiqris and this Lease, the Lessee shall provide the following to Lessor at
Lessor’s reasonable riqIésL

• access to the boOks of account for the Premises;
• records pertaining to the Residential Rental Units;
• annual operating statements for the Project;
• audited financial statements for the Project; and
• annual operating budget for the Project.
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ARTICLE 19:
LEASEHOLD MORTGAGES

19.1 Leasehold Mortgage. Notwithstanding anything in this Lease to the contrary, Lessee shall have
the absolute and unconditional right, without Lessor’s consent, to execute and deliver a Leasehold
Mortgage at any time and from time to time during the Term. The execution and delivery of a Leasehold
Mortgage shall not be deemed to constitute such an assignment or transfer of this Lease as would require
the holder or holders thereof, as such, to obtain Lessor’s consent Upon foreclosure thereof (or any bona
ride sale or assignment in lieu of foreclosure) the Leasehold Mortgagee may; without further consent of
Lessor sell and assign this Lease, provided that the purchaser or assighee~expressly assumes and
agrees to perform all conditions and obligations of the Lease. Any ass.ighfee (other than the Leasehold
Mortgagee) who has acquired title to this Lease by way of foreclosure or deed in lieu thereof may only
assign its rights under this Lease other than by way of mortgage in compliance with Article 17 Lessor
shall not be required to join in, or ‘subordinate the Fee Estate to,’ any Leasehold Mortgage but shall
execute and deliver such estoppel certificates and other certifications as any Leasehold Mortgagee shall
reasonably require. .;

192 Protection of Leasehold Mortgagee In the event Lessee subjects this Lease to a Leasehold
Mortgage the provisions of this Article 19 shall apply with respect to such Leasehold Mortgage

19.2.1 Concurrent Notices. Lessor shall, upon servih~Lessee with any notice pursuant to the
provisions of this Lease, concurrently serves copy of the notice tirSbnj..easehold Mortgagee.

1922 Right to Cure Leasehold Mortgagee and each Equity Investor shall have the right, but
not the obligation at any time prior to termination of this Lease and without payment of any penalty, to
pay all Rent due hereunder to effect any insurance, to pay any taxes or assessments to make any
repairs or improvements, to do any other act or thing required of Lessee under this Lease and to do any
act or thing which may be necessary and proper to be done in the performance and observance of the
agreements covenants and conditions to prevent termination of this Lease Any of the foregoing done by
Leasehold Mortgagee or the Equity Investor, as applicable shall be effective to prevent a termination of
the Lease as if the same had been done by Lessee

1923 Cure Period Notwithstanding anything in this Lease to the contrary 1 any Event of
Default shall occur which pursuant to any provision of this Lease, entitles or purportedly entitles Lessor to
terminate this Lease, Lessor shall have no nght to terminate this Lease unless (a) Lessor shall have given
written notice to the Leasehold Mortgagee of Lessees Default and stating Lessors intent to terminate this
Lease and (b) either (i) in the event of a Monetary Default the Leasehold Mortgagee shall not have
cured such Monetaiy Default within thirty (30) days after the service of such written notice, or (n) in the
event of any other Default under this Lease susceptible of being cured by the Leasehold Mortgagee the
Leasehold Mortgagee fails to commence, within sixty (60) days after the service upon the Leasehold
Mortgagee of such written notice, the cure of such Default and diligently pursue to completion the cure of
such Default; providèd;how&ér, that in the Event of a Default under this Lease which consists of the
existence or nonpaynièt~~~f a lien, such Default shall be deemed to be cured if, within such 60-day
period, the Leasehold Mortgagee shall have commenced foreclosure and shall thereafter diligently pursue
such proceedings to completion, or shall have commenced and shall thereafter diligently pursue steps to
obtain title to the Leasehold Estate by means of an assignment in lieu of foreclosure, If any such Default
susceptible of being cured by the Leasehold Mortgagee cannot be cured by the Leasehold Mortgagee
without the Leasehold Mortgagee first obtaining possession of the Premises or title to the Leasehold
Estate or if the Default is not susceptible of being cured by the Leasehold Mortgagee, such Default shall
be deemed to be cured if: (A) within sixty (60) days after the receipt by the Leasehold Mortgagee of such
written notice, the Leasehold Mortgagee shall have commenced foreclosure and thereafter diligently
pursue such proceedings to completion, or (B) the Leasehold Mortgagee commences, within such 60-day
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period and thereafter diligently pursues, steps to obtain title to the Leasehold Estate by means of an
assignment in lieu of foreclosure. During the course of any such proceedings, such Leasehold
Mortgagee shall pay or cause to be paid all Rent as and when the same becomes due and payable under
this Lease and shall perform all other obligations of the Lease.

19.2.4 Time Extensions, If the Leasehold Mortgagee is prohibited from commencing or
prosecuting foreclosure or other appropriate proceedings in the nature thereof by any process or
injunction issued by any court or by reason of any action by any court having jurisdiction over any
bankruptcy or insolvency proceeding invoMng Lessee, the times specified in Section 19.2.3 for
commencing or prosecuting foreclosure or other proceedings shall be extbhded for the period of the
prohibition, provided that the Leasehold Mortgagee shall have fully cure.d àhy Monetary Default and shall
continue to pay Rent as and when the same become due, and shall;Ø&f in all other obligations of the
Lease. ..:::~

19.2.5 New Lease. Lessor agrees that, in the even~.êfterrfiination ofti5~è~Lease for any reason
(including, but not limited to, any Default by Lessee), Lessor, if requested by the Leasehold Mortgagee,
will enter into a new lease of the Premises with the mostsenior Leasehold Mortgagé:i~requesting a new
lease, which new lease shall commence as of the date of termination of this Lease and shall run for the
remainder of the Term, at the Rent and upon the same terms, covenants and cond~ions herein contained
provided that: (a) such Leasehold Mortgagee shall make W[tt~.n r?t~Uest~upon Lessor fdr the new lease
within sixty (60) days after the date such Leasehold Mortgagee receives written notice from Lessor that
the Lease has been or will be terminated; (b)such Leasehold M&t~agee shall pay to Lessor at the time
of the execution and delivery of the new lease any and all sums including Rent, which would at That time
be due and unpaid pursuant to this Lease but for its termination, and in addition thereto all reasonable
expenses including reasonable attorneys fees, which Lessor shall have incurred by reason of such
termination (o) such Leasehold Mortgagee shall perform and observe all covenants in this Lease to be
performed and observed by Lessee and shall further remedy any other conditions which Lessee under
the terminated lease was obligated to perform under its temis, to the extent the same are reasonably
susceptib[e of being cured by the Leasehold Mortgagee, and (d) the lessee under the new lease shall
have the same right title and interest in and to the Premises as Lessee had under the terminated Lease
immediately prior to its termination Notwithstanding the foregoing, nothing herein contained shall require
any authorized Leasehold Mortgagee to enter into a new lease pursuant to this Section 19 2 5 nor to
cure any Default of Lessee referred to above

19~26 ModifIbatibhs RegU~sted by Leasehold Mortgagee. If, in connection with Lessee’s
financing of its interest under this Lease a prospective lender requests that additional or modified
protections be incorporated into this Lease Lessor shall review and reasonably approve such requests
and timely amend this Lease as necessary and appropriate provided, however that such additions or
modifications requested are generally applicable and utilized in financings of leasehold estates similar to
the LeaseholdEstate under thi~tease, and that such requests do not materially and adversely affect
Lessors rights or materially increase Lessors obligations.

19.2.7 Liabilit~Liiriits. Subject to the provisions of Section 19.2.5, in the event any third party or
Leasehold Mortgagee abtUires the Leasehold Estate upon foreclosure (whether judicial or non-judicial in
nature) or by assignment in lieu of foreclosure, or acquires a leasehold estate in the Premises pursuant to
the terms of a new lease, such party as the new lessee, shall be personally liable only for the obligations
of the Lessee under this Lease (or, if applicable, the new lease) arising during the period of time that such
party holds title to the Leasehold Estate created hereby (or, if applicable, the new lease).

ARTICLE 20:
EQUIPMENT LIENS
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20.1 Lessee’s Rights. If at any time or from time to time Lessee desires to enter into or grant any
Equipment Lien that otherwise complies with this Lease, and provided that no uncured Event of Default
exists, then upon Lessee’s request Lessor shall enter into such customary documentation regarding the
Financed FF&E as Lessee reasonably requests, providing for matters such as: (a) waiver or
subordination of any right to take possession of such Financed FF&E upon an Event of Default; (b) waiver
or subordination of any other right, title, or interest in the Financed FF&E; and (c) agreements to enable
the holder of such Equipment Lien to repossess such Financed FF&E if such holder exercises remedies
under its Equipment Lien.

20.2 Required Provisions for Equipment Liens. If Lessee enters iif&any Equipment Lien, then
Lessee shall: (i) not file (or cause or permit to be filed) such Equipmept~L1en as a lien against the Fee
Estate or any part of the Fee Estate, but Lessee shall be permittedtd~ii1e:.or cause to be filed a fixture
filing attaching to Lessee’s interest in the Premises relating to any Financed FF&E and (ii) cause to be
inserted in the documents for such Equipment Lien a provision to the following effect

Notwithstanding anything to the contrary herein, this chattel mortgage, conditional sales
agreement, title retention agreement, or security agreement shall not create or be filed as a lien
againsttbeFeeEstate. . .4

ARTICLE 21t
QIJ!ET ENJOYMENT

So long as this Lease has not been terminated, Lessor covenants that Lessee shall and may peaceably
and quietly have hold, and enjoy the Premises for the Term, subject to the terms, covenants conditions
provisions and agreements set forth in this Lease, without hindrance or disturbance by or from Lessor or
anyone lawfully claiming by or through Lessor, and free of any encumbrance created or suffered by
Lessor, except Permitted E~oç~tiôhs;.

ARTICLE22:
EV NTS.QFDEFAUILt REMEDIES

22.1 Definitio óf’~’Event of be~fault”. An “EUént of Default’ means the occurrence of any one or
more of the following

22 11 Monetary Default If a Monetary Default occurs and continues for ten (10) days after
Notice from Lessor specifying in reasonable detail the amount of money not paid and The nature and
calculation ofé hsuch paym&it

22.1.2 Prohibited Lienä~ If Lessee fails to comply with any obligation regarding Prohibited Liens
and does not begiri 1ê.~remèdy such failure within fifteen (15) days after Notice from Lessor and,
thereafter, diligently pur~üeiuch remedy to completion.

22.1.3 Bankruptcy or Insolvency. If Lessee ceases to do business as a going concern, ceases
to pay its debts as they become due or admits in writing that it is unable to pay its debts as they become
due, or becomes subject to any Bankruptcy Proceeding (except an involuntary Bankruptcy Proceeding
dismissed within ninety (90) days after commencement), or a custodian or trustee is appointed to take
possession of, or an attachment, execution or other judicial seizure is made with respect to, substantially
all of Lessee’s assets or Lessee’s interest in this Lease (unless such appointment, attachment, execution,
or other seizure was involuntary and is contested with diligence and continuity and vacated and
discharged within ninety (90) days).
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22.1.4 Nonmonetary Default. If any other Nonmonetary Defaurt occurs and Lessee does not
cure it within thirty (30) days after Notice from Lessor describing it in reasonable detail, or, in the case of a
Nonmonetary Default that cannot, with due diligence, be cured within thirty (30) days from such Notice, if
Lessee shall not (a) within thirty (30) days from Lessor’s Notice advise Lessor of Lessee’s intention to
take all reasonable steps to cure such Nonmonetary Default; (b) duly commence such cure within such
period, and then diligently prosecute such cure to completion; and (c) complete such cure within a
reasonable time under the circumstances (not necessarily limited to thirty (30) days).

22.1.5 Other Events. The occurrence of any other event described.s~ constituting an ‘Event of
Default” elsewhere in this Lease, which default is not cured within the time:ftä the described in such other
provision, or, if no cure period is described, than within the time frame desdribed inSection 22.1.4.

22 2 Remedies If an Event of Default occurs, then Lessor shall, at Lessor’s option (unless prohibited
by Law) have any or all of the following remedies all cumulatrve (I e the exercise of one remedy shall
not preclude exercise of another remedy) in addition to such other remedies as may be available at law
or in equity or under any other terms of this Lease Lessor’s remedies include

22 2 1 Termination of Lessees Rights Lessor may terminate Lessee’s nght to possess the
Premises by any lawful means, in which case this Lease and the Temi shall terminate such date of
termination shall be the Expiration Date, and Lessee shall immediately surrender possession to Lessor
Notwithstanding the foregoing, no re-entry or taking of poseë~it.n of the Premises by Lessor under
Section 22.2.2 shall be construed as an election on Lessor’s part tØ~terminate this Lease unless a written
Notice that this Lease is terminated is given by Lessor or an order is secured stating that this Lease is
terminated The effective date of termination of this Lease shall be as of the date set forth or provided in
the Notice or order, as the case may be

22 2 2 Taking Possession Lessor may re enter and take possession of the Premises with
process of law, whether by summary proceedings (unless prohibited by Law) or otherwise, and remove
Lessee (and all property of Lessee) with or without having terminated this Lease, and without thereby
being liable for damages or guilty of trespass This is intended to constitute an express right of re entry
by Lessor Except as expressly provided in this Lease or prohibited by Law Lessee for and on behalf of
itself and all persons claiming by through or under Lessee expressly waives any and all right of
redemption provided by any Law or re-entry or repossession or to restore the operation of this Lease if
Lessee is dispossessed by a judgment or by warrant of any court or judge or in case of re entry or
repossession by Lessor or any expiration or termination of this Lease No re entry by Lessor whether
had or taken under summary proceedings or otherwise shall absolve or discharge Lessee from liability
under this Lease The terms ‘enter, re-enter, entry, and ‘re-entry as used in this Lease are not
restricted to their technical legal meanings

22.2.3 Suits Before Exbfration Date. Lessor may sue for damages and/or to recover Rent from
time to time at Lessor’s election, nothing in this Lease requires Lessor to wait until the date when this
Lease or the Term would have expired absent an Event of Default and a resulting termination of this
Lease.

22.2.4 Receiofof Moneys. No receipt of money by Lessor from Lessee alter termination of this
Lease, or after the giving of any notice of termination of this Lease, shall reinstate, continue, or extend
this Lease or affect any notice theretofore given to Lessee, or waive Lessor’s right to enforce payment of
any Rent payable or later falling due, or Lessor’s right to recover possession by proper remedy, except as
this Lease expressly states otherwise, it being agreed that after service of Notice to terminate this Lease
or the commencement of suit or summary proceedings, or after final order or judgment for possession,
Lessor may demand, receive, and collect any moneys due or thereafter falling due without in any manner
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affecting such notice, proceeding, order, suit or judgment, all such moneys collected being deemed
payments on account of Lessee’s liability.

22.2.5 No Waiver. No failure by Lessor to insist upon strict performance of any covenant
agreement, term or condition of this Lease or to exercise any right or remedy upon a Default, and no
acceptance of full or partial Rent during continuance of any such Default, shall waive any such Default or
such covenant, agreement, term or condition. No covenant, agreement, term or condition of this Lease to
be performed or complied with by Lessee, and no Default, shall be Modified except by a written
instrument executed by Lessor. No waiver of any Default shall Modify this.Lease. Each and every
covenant, agreement, term, and condition of this Lease shall continue in fujlfcirOeand effect with respect
to any other then-existing or subsequent Default of such covenant, agçeément, term or condition of this
Lease.

222 6 Receiver Lessor shall be entitled as a matter of right, by ex parte order or otherwise, to
the appointment without bond of a receiver of the Premises and of the rents, revenues, income and
profits generated from the Premises without regard to the value of the Premises or the solvency of any
Person liable for the payment of any monetary obligation under this Lease and regardless of whether
Lessor has an adequate remedy available to Lessor under this Lease or under applicable Laws

222 7 Damages Lessor may recover from Lessee all damages Lessor incurs by reason of
Lessee’s Default, including reasonable costs of recovering pos~e’ssion, re-letting the Premises, and any
and all other damages legally recoverable by Lessor, and reimbursement of Lessor’s reasonable
out of-pocket costs including Legal Costs Lessor may recover such damages at any time after Lessees
Default including after expiration of the Term Notwithstanding any Law to the contrary, Lessor need not
commence separate actions to enforce Lessees obligations for each month’s accrual of damages for
Lessee’s Default, but may bnng and prosecute a single combined action for all such Rent and damages

22 2 8 Iniunction of Breaches Whether or not an Event of Default has occurred, Lessor may
obtain a court order enjoining Lê~s~ê. from continuing any DefaUlt or from committing any threatened
Default. Lessee specifi&~lly and exptejsly acknowledges that damages may not constitute an adequate
remedy for any Nonniànêtàr~:DefaultZ~

22 2 9 Continue Lease Lessor may at Lessors option maintain Lessee’s right to possession
In such case, this Lease shall continue and Lessor may continue to enforce it, including the right to collect
Rent when due and any remedies for nonpayment

222 10 Restoration Funds Upon any termination of this Lease resulting from an Event of
Default to the extent that Lessor or Depository then holds any Restoration Funds, such Restoration
Funds shall be applied first toward the applicable Restoration with any Restoration Funds remaining after
completion of Restoration being apphed in the manner set forth in Section 132 for the disposition of
Property Insurance Proceeds upon a Casualty Termination subject to any claims for damages resulting
from such Event of DEj~ilt.

22.3 Proceeds of Reletting. Lessor shall apply any proceeds of any re-letting as follows, without
duplication, but incIudin~ Default Interest on all such sums:

22.3.1 Lessors Costs. First, to pay to itself the cost and expense of terminating this Lease,
re-entering, retaking, repossessing, repairing, performing any Construction, and the cost and expense of
removing all persons and property therefrom, including in such costs reasonable and customary
brokerage commissions and Legal Costs;
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22.3.2 Preparation for Reletting. Second, to pay to itself the cost and expense reasonably
sustained in securing any new lessees and other occupants including in such costs all brokerage
commissions, Legal Costs, and any other reasonable costs of preparing the Premises for re-letting;

22.3.3 Costs of Maintenance and Operation. Third, to the extent that Lessor shall maintain and
operate the Premises, to pay to itself the reasonable cost and expense of doing so; and

22,3.4 Residue. Fourth, after payment to itself of any balance remaining on account of Lessee’s
liability to Lessor, to Lessee or any Leasehold Mortgagee, as applicable.

22.4 Lessee’s Late Payments; Late Charges, if Lessee fails tp~;.hiake ahy payment to Lessor
required under this Lease within ten (10) days after such payment’:i~tJi’st due and payable, then in
addition to any other remedies of Lessor, and without reducing or adversely affecting any of Lessor’s
other nghts and remedies, Lessee shah pay Lessor within ten (10) days after demand Default Interest on
such late payment beginning on the date such payment was first due and payable and continuing until
the date when Lessee actually makes such payment In addition and without limiting any other rights or
remedies of Lessor, Lessee shall pay Lessor, as Additioyial Rent an administrative charge equal to five
percent (5%) of any payment that Lessee fails to pay within thirty (30) days after such payment is first due
and payable Such administrative charge is intended to compensate Lessor for the inconvenience and
staff time incurred by Lessor to handle the late or missed payment, shall not be deemed a penalty or
compensation for use of funds, and shall not be credited agaih~tsny other obligations of Lessee under
this Lease. -

225 Lessor’s Right to Cure If Lessee at any time fails to make any payment or take any action this
Lease requires then Lessor, after twenty (20) Business Days’ Notice to Lessee or in an emergency with
such notice (if any) as is reasonably practicable under the circumstances and without waiving or
releasing Lessee from any obligation or Default and without waiving Lessors right to take such action as
this Lease may permit as a result of suoh Default, may (but need not) make such payment or take such
action Lessee shall reimburse Lessor as Additional Rent for an amount equal to (a) all reasonable
sums paid and reasonable costs and expenses (including Legal Costs) incurred, by Lessor in exercising
its cure rights under this Section 22 5, and (b) Default Interest on the amounts in clause (a) above

226 Holding Over If for any reason or no reason Lessee remains in the Premises after the
Expiration Date, then Lessor will suffer injury that is substantial difficult, or impossible to measure
accurately Therefore if Lessee remains in the Premises after the Expiration Date, for any reason or no
reason, then in addition to any other rights or remedies of Lessor Lessee shall pay to Lessor as
liquidated damages and not as a penalty, for each month (prorated daily for partial months) during which
Lessee holds over after the Expiration Date a sum equal to twice the then market rental rate for the
Premises, plus all Additional Rent otherwise payable under this Lease during the holdover penod
Nothing contaihødln this Sectiôii-22.6 shall be construed as consent by Lessor to any holding over by
Lessee, and Lessor expressly reserves the right to require Lessee to surrender possession of the
Premises to Lessor as provided in this Lease upon the expiration or earlier termination of this Lease

22.7 Waivers: JurvTtiàl, Redemption. Lessor and Lessee irrevocably waive all rights to trial by jury
in any action, proceedihg, counterclaim, or other litigation arising out of or relating to this Lease, the
relationship of Lessor and Lessee regarding the Premises, enforcement of this Lease, Lessee’s use or
occupancy of the Premises, any claim of injury or damage arising between Lessor and Lessee, or any
actions of Lessor in connection with or relating to tile enforcement of this Lease. Lessee waives any right
of redemption provided for by Law.

22.8 Accord and Satisfaction; Partial Payments. No pa~i,ent by Lessee or receipt by Lessor of a
lesser amount than the amount owed under this Lease shall be deemed to be other than a part payment
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on account by Lessee. Any endorsement or statement on any check or letter accompanying any check or
payment of Rent shall not be deemed an accord or satisfaction. Lessor may accept any such check or
payment without prejudice to Lessor’s ight to recover the balance of such Rent or pursue any other
remedy.

22.9 Lessor’s Default. Lesser shall be in default under this Lease if Lessor fails to cure any breach of
its obligations under this Lease within thirty (30) days after Notice from Lessee describing such breach in
reasonable detail, or, in the case or a breach thai cannot, with due diligence, be cured within thirty (30)
days from such Notice, if Lessor shall not (a) within thirty (30) days from Lessee’s Notice advise Lessee
of Lessor’s intention to take all reasonable steps to cure such default; .(b)~dUly commence such cure
within such period, and then diligently prosecute such cure to comple~i~h; and (c) complete such cure
within a reasonable time under the circumstances (not necessarily limited to thirty (30) days)

22.10 Miscellaneous. Lessor and Lessee further agree as folloWs with ré~pct to any Defaults and
Lessor’s rights and remedies: -.

22.10.1 Survival. Termination or expiration p,ffhis Lease resulting frorW•ã~.Default shall not
relieve any party of any claims against it that arise under this Lease before the Lease expires or is
terminated.

22.10.2 No Double Recovery. In no event shall Lès~o be entitled, directly or indirectly, to
recover twice for the same element of Lessort damages.

ARTICLE 23
END OF TERM

Upon any Expiration Date (a) all Improvements, FF&E and Building Equipment shall become Lessors
property; (b) Lessee shallvdeliver ta:Lessor posse~sion of the Premises, in the condition this Lease
requires subject to any Loss that this Lease does not require Lessee to Restore, (c) Lessee shall
surrender any right, title or interest in and to the Premises and deliver such evidence and confirmation
thereof as Lessor reasonably.requità~;; (d) Lessee shall deliver the Premises free and clear of all:
Subleases and liens except (1) Permitted Exceptions existing as of the Commencement Date or
consented to by Lessor, (2) Subleases executed pursuant to this Lease or consented to by Lessor
(3) liens that Lessor or any of its agents caused, and (4) Subleases or other agreements required to
remain in place due to certain tenants rights set forth in applicable Law, (e) Lessee shall assign to
Lessor and give Lessor copies or originals ot all assignable licenses permits, contracts warranties and
guarantees then in effect for the Premises, along with copies of all operating manuals and similar
documentatioñ~telating to all lh45rovements, FF&E, and Building Equipment, and the current year’s
operating budget for the Premises (including applicable back-up information), (f) the parties shall
cooperate to achieve an orderly transition of operations from Lessee to Lessor without interruption,
including dehvery of such information, books and records (or copies thereoU as Lessor reasonably
requires; (g) if such plthh’&a?è available, Lessee shall provide Lessor with a complete set of as-built plans
and specifications for all:liriprovenients, if any, added to the Premises since the Commencement Date;
(h) the parties shall adjust for Real Estate Taxes and all other expenses and income of the Premises and
any prepaid Rent and shall make such payments as shall be appropriate on account of such adjustment
in the same manner as for a sale of the Premises (but any sums otherwise payable to Lessee shall first
be applied to cure any Default); (i) the parties shall terminate the recorded Lease; and U) Lessee shall
assign to Lessor, and Lessor shall reimburse Lessee for, all utility and other service provider deposits for
the Premises.
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ARTICLE 24:
NOTICES

All Notices shall be in writing and addressed to Lessor and Lessee (and their designated copy recipients),
as applicable, as set forth in Exhibit E attached hereto. Notices (including any required copies as set
forth in Exhibit E) shall be delivered by (a) United States certified or registered mail, postage prepaid,
return receipt requested, or (b) a nationally recognized overnight courier service, to the addresses set
forth in Exhibit E. Notices shall be deemed delivered (a) one (1) Business Days after the date it is
posted if sent by U.S. Mail (provided no postal strike or other disruption of postal service is then in effect),
or (b) the date the overnight courier delivery is made (or when delivery hasitlé&attempted, as evidenced
by the written report of the courier service) to such address(es). Eitheç.pthrty maychange its address by
Notice in compliance with this Lease. Notice of such a change shall be~èffeptive only upon receipt. Any
party giving a Notice may request the recipient to acknowledge receipt of such Notice The recipient shall
promptly comply with any such request, but failure to do so shall hbtlimit th&ef ectiveness of any Notice.
Any attorney may give any Notice on behalf of its client. .:..

ARTICLE2&. ~.

ADDITIONAL DELIVERIES, THIRD PARTIES

25.1 Estoppel Certificates. As offen as may be necessary :ø~j’ party to this Lease (a ‘Requesting
Party”) may require the other party (a tertifying Party”) to e~ëcUte, acknowledge, and deliver to the
Requesting Party (or directly to a designated third party) up to four (4) onginal counterparts of an estoppel
certificate in such form as may be reasonably required by the Requesting Party indicating therein any
exceptions thereto that may exist at that time and shall also contain any other information reasonably
requested by the Requesting Party The Certifying Party shall sign, acknowledge and retum such
estoppel certificate within fifteen (15) days after request even if the Requesting Party is in Default Any
estoppel certificate may be relied upon by the Requesting Party (and any Person on behalf of whom the
Requesting Party requested such estoppel certificate) and shall bind the Certifying Party

25.2 Further AssUrañóós. Each ~5aty shall executé~.rid deliver such further documents, and perform
such further acts, as may be reasonably necessary to achieve the parties intent in entenng into this
Lease

253 ModIfication Any Modification of this Lease must be in wnting signed by the party to be bound

25.4.. Lessor’s Right to Amend. Anyfrd’~1sion herein to the contrary notwithstanding, during the term
of this Agreement, Lessor reserves the right, at any time to amend this Lease in order to assure
compliance with all applicable RUD County, State and other federal statutes, laws and regulations All
such amendméht~;shall be within the general scope of this Lease. Lessor shall provide all such
amendments in writing to the Lessee The Lessee agrees that it shall immediately take any and all
reasonable steps to àdthply with such amendments as required by law.

25.5 Successors and Assigns. This Lease shall bind and benefit Lessor and Lessee and their
successors and assigns, but this shall not limit or supersede any Transfer restrictions. Nothing in this
Lease confers on any Person (except Lessor, Lessee, and any Leasehold Mortgagees) any right to insist
upon, or to enforce against Lessor or Lessee, the performance or observance by either party of its
obligations under this Lease.

ARTICLE 26:
CULTURAL AND ARCHEOLOGICAL
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26.1 Native Hawaiian Rights. Lessee shall respect and recognize any and all rights of native
1-lawaNans to exercise traditional rights, customs, practices, prerogatives, privileges and usufructs on the
Premises, if any1 subject to and in accordance with applicable Laws.

26.2 Human Remains; Artifacts: Historical Items.

26.2.1 Discovery. In the e~’ent any human remains, traditional cultural items, arti~cts or
historical items (collectively Historic Items”) are discovered on the Premises, Lessee shall immediately
report such discovery to Lessor. Upon such discovery and subject to Lessor’s approval and if required by
applicable Laws, Lessee shall, at Lessee’s sole expense: (a) cause all exoãVãtibn or other activity in the
immediate area that may damage the Historic Items or the potential historic site to cease, (b) cause the
site to be stabilized and secured to temporarily protect the Historic Items against damage theft or both,
and (c) cause the Historic Items to be left untouched so that their cultural, archaeological or historical
context may be accurately documented and to honor cultural sensitivities reléted to the Historic Items;
provided however that if artifacts or historical items are found without human remains and if leaving the
artifacts or historical items in their stabihzed and secured site poses a substantial risk of loss or damage
to all or part of them, Lessee shall cause such Historic Items to be removed and safeguarded elsewhere

26 22 Human Remains In the event Lessee discovers human remains Lessee shall at
Lessee’s sole expense and in addition to the duties set forth4i.Seotidh 2S2.1, (a) reportthe discovery as
soon as possible to Lessor, the Historic Preservation Divisiohtóflhe Department of Land and Natural
Resources of the State (“SHPD”), the apprcpriate medical exãthirier or coroner, and the appropriate
police department and (b) cause to be prepared, by an archeologist reasonably acceptable to Lessor a
mitigation and/or burial treatment plan reasonably acceptable to Lessor and to SHPD or the bunal council
having junsdiction over such matters Lessor and Lessee shall comply with all Laws applicable to the
handling of such human remains, and shall~carry out such mitigation or
burial treatment plan. -

26.2.3 Lessor’s Reservation* If any Historic Items are discovered, then Lessor shall have the
right at all reasonable times to enter the Premises for the purposes of searching for exploring for, and
removing any of the Historic Items for preservation as permitted by Law

26 2 4 Studies by Lessee In the event any archaeological studies or historic preservation
studies are sought to be conducted in or on the Premises by Lessee or anyone acting by or through
Lessee, Lessee shall provide a complete copy of the results of such studies to Lessor promptly upon
completion Thereof

26 25 Lessor’s Right to Historic Items No Liability Lessee shall have no right, title or interest
whatsoever Witit respect to any Historic Items discovered on or about the Premises. As between Lessor
and Lessee, Lessor shall retain ownership of any Historic Items discovered on or about the Premises to
the extent private :(~hership of the Historic Items by Lessor is permitted under applicable Laws, and in
any event Lessor shall retain the exclusive right to act as and to exercise all rights of the landowner
under applicable Lawa hiL~ sor shall not be responsible for any damages or other liabilities that may
result from cessation of éxcavation or construction, or from Lessee’s compliance with provisions of this
Article 26 and applicable Laws.

ARTICLE 27:
- MISCELLANEOUS

27.1 Due Authorization and Execution. Lessor represents and warrants that Lessor has full right,
title, authority and capacity to execute and perform this Lease and any other agreements and documents
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to which Lessor is a party and referred to or required by this Lease (collectively, the “Lease-Related
Documents’); the execution and delivery of the Lease-Related Documents have been duly authorized by
all requisite actions of Lessor; the Lease-Related Documents constitute valid, binding, and enforceable
obligations of Lessor; and neither the execution of the Lease-Related Documents ncr the consummation
of the transactions they contemplate violates any agreement (including Lessor’s organizational
documents), contract, or other restriction to which Lessor is a party or is bound. Lessee makes to Lessor
representations and warranties reciprocal to those in the preceding sentence and, in addition, represents
and warrants that Lessee is qualified to do business in the State. Both parties’ representations and
warranties in this Section 27.1 shall continue to apply in full force and effect throughout the Term as if
made continuously during the Term.

27.2 Costs and Expenses; Legal Costs. In the event of any litigati.bh’br dispute between the parties,
or claim made by either party against the other, arising from this Lease or the Lessor-Lessee relationship
under this Lease, or Lessor’s enforcement of this Lease upon aDefault, O?~to..enforce or interpret this
Lease or seek declaratory or injunctive relief in connection with this Lease or to exercise any nght or
remedy under or ansing from this Lease, or to regain or attempt to regain possession of the Premises or
terminate this Lease, or in any Bankruptcy Proceeding affecting the other party to this Lease, the
prevailing party shall be entitled to reimbursement of its Legal Costs with Default Interest and all other
reasonable costs and expenses incurred in enforcing this Lease or curing the other party s default

27.3 No Consequential Damages. Whenever either part~’friaSi seek or claim damages against the
other party (whether by reason of a breachof this Lease by suchjiarty, in enforcement of any indemnity
obligation, for misrepresentation or breach of warranty, or otherwise), neither Lessor nor Lessee shall
seek, nor shall there be awarded or granted by any court arbitrator, or other adjudicator any speculative
consequential, collateral, special punitive, or indirect damages, whether such breach shall be willful
knowing, intentional, deliberate or otherwise except as otherwise expressly permitted by this Lease
The parties intend that any damages awarded to either party shall be limited to actual, direct damages
sustained by the aggrieved party Nejther party shall be liable for any loss of profits suffered or claimed to
have been suffered by the~bther. ;:

27 4 No Waiver by Silence Failure of either party to complain of any act or omission on the part of
the other party shall not be deemed a waiver by the non complaining party of any of its rights under this
Lease No waiver by either party at anytime, express or implied of any breach of this Lease shall waive
such breach or any other breach

275 Performance Under Protest If a dispute arises about performance of any obligation under this
Lease, the party against which such obligation is asserted shall have the nght to perform it under protest
which shall not be regarded as voluntary performance A party that has performed under protest may
institute appropriate proceedings to recover any amount paid or the reasonable cost of otherwise
complying with~ah~L such obligatiph.

27.6 Survival. All ~ti~h s and obligations That by their nature are to be performed after any termination
of this Lease shall survt~Ø.àny such termination.

27.7 Unavoidable Delay. Each party’s obligation to perform or observe any nonnionetary obligation
under this Lease shall be suspended during such time as such performance or observance is prevented
or delayed by Unavoidable Delay.

27.8 Broker. Each party: (a) represents and warrants that it did not engage or deal with any broker or
finder in connection with this Lease, and no person is entitled to any commission or finder’s fee on
account of any agreement or arrangement made by such party; and (b) shall Indemnify the other party
against any breach of such representation.
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27.9 Service of Process. Lessee and every assignee shall either be domiciled in the State or shall,
effective upon the date of this Lease (for the original Lessee) or upon the date of said assignment (for an
assignee), designate in writing an agent who is domiciled in the State upon whom service of notice or
process may be made at all times (if applicable, Lessee’s first such agent for service of process is
designated in Exhibit F). Service of summons or other legal process upon said agent shall be
conclusively deemed to be complete upon Lessee and shall authorize the court from which such
summons or legal process has issued to proceed in all respects as in the case of service personally made
upon an indMdual. In the event Lessee fails to designate said agent for the service of process, or upon
the death or absence of said agent, unless a successor shall be promptly named, the Director of
Commerce and Consumer Affairs of the State shall be deemed Lessee’s or~Sáignee’s agent for service
of notice and process, and any notice or process served upon s~id~designèe or said Director of
Commerce and Consumer Affairs shall have the force and effect of pe.rsbh~l service upon Lessee or said
assignee in all matters respecting this Lease and the enforcement Ihèreó ~Lessee and every assignee
shall be duly qualified by the Director of Commerce and Consumer Affairs to do business in the State

27 10 Sexual Harassment Policy At all times dunng the Tern,, Lessee shall have and enforce a
policy prohibiting sexual harassment in accordance~with Article 18 of Chapffir~t;of the Revised
Ordinances of Honolulu 1990 Lessee may obtain a copy of said Article at the Office of tlte City Clerk,
Honolulu Hale, 530 South King Street Honolulu, Haviari.

27.11 Non-Discrimination Policy. Lessee shall not discrinliriate against any employee or applicant for
employment based on race color, national origin, religion sex sexual orientation, familial status, or
disability, and Lessee shall comply with the provisions included in any agreement with the County
pertaining to discrimination

27.12 Neither Party Agent, Joint Venturer or Panñer~àf:the Other. Neither party hereto shall be
construed to be an agent of, or a joint venture or partner with the other party

ARTICLE 28:
INTERPRETATION, EXECUTION, AND:APPLICATION OF LEASE

281 Captions The captions of Articles, Sections items and paragraphs are for convenience and
reference only and shall not be deemed to limit construe, affect or alter the meaning of such Articles
Sections items and paragraphs

282 Counterparts This Lease may be executed in counterparts with the same effect as if both
parties hereto had executed the same document Both counterparts shall be construed together snd
shall constitute a single lease document

28.3 Delivery àtDrafts. Neither party shall be bound by this Lease unless and until such party shall
have executed and de1i~er~d~this Lease. The submission of draft(s) or comment(s) on drafts shall not
bind the parties, nor sh~U!gcjdh draft(s) and comment(s) be considered in interpreting this Lease.

28.4 Entire Agreement. This Lease contains all terms, covenants, and conditions about the
Premises. The parties have no other understandings or agreements, oral or written, about the Premises
or Lessee’s use or occupancy of, or any interest of Lessee in, the Premises except for any agreements
referenced in this Lease, and except for any provisions from the Development Agreement that, by their
terms are applicable to the Premises and intended to survive the closing of this leasing transaction (in
which case such provision shall not be deemed legally merged into this Lease but, instead, shall be
deemed incorporated into this Lease to the extent applicable).
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28.5 Governing Law and Venue. This Lease, its interpretation and performance, the relationship
between the parties, and any disputes arising from or relating to any of the foregoing, shall be governed,
construed, interpreted, and regulated under the laws of the State, without regard to principles of conflict of
laws. Any legal action hereunder shall be filed in the Hawaii judicial system only, and Lessor and Lessee
hereby unconditionally submit themselves to the jurisdiction of the courts of the State in the circuit where
the Premises are located, and the United States District Court for the District of Hawai’i, and waive the
right to assert that such courts are in an inconvenient forum.

28.6 Partial Invalidity. If any term or provision of this Lease or its .?pplication to any party or
circumstance shall to any extent be invalid or unenforceable, then the rerha ?ider of this Lease, or the
application of such term or provision to persons or circumstances except those as to which it is invalid or
unenforceable, shall not be affected by such invalidity All remaining provisions of this Lease shall be
valid and be enforced to the fullest extent Law allows.

287 Principles of Interpretation No inference in favor of or against any party shall be drawn from
the fact that such party has drafted any part of this i_ease The parties have both participated
substantially in its negotiation drafting, and revision, with advice from counsel and other advisers A term
defined in the singular may be used in the plural, and vice versa all in accordance with ordinary principles
of English grammar, which also govern all other language in this Lease The words “include and
“including shall be construed to be followed by the words “without limitation Each of these terms shall
be interpreted as if followed by the words “(or any part of it)” e*c~pt where the context clearly requires
otherwise: Building Equipment; FF&E; Fee. Estate; lmprovemeñfè~ Land; Leasehold Estate; Premises;
and any other similar collective noun Every reference to any docurn~nt, including this Lease, refers to
such document as Modified from time to time (except, at Lessors option any Modification that violates
this Lease), and includes all exhibits, schedules and riders to such document The word “or” includes the
word ~and.” - *. H -

288 Time of the Essence Except as otherwise expressly provided in this Lease time is of the
essence with respect to aJl.~pi’ovisid*i$ of this Lease.

289 Computation of Deadlines If a due date determined under this Lease falls on a Saturday,
Sunday or official State County or federal holiday such due date will be deemed to be the next Susiness
Day

2810 Joint and Several If there is more than one Person compnsing Lessee, the obligations imposed
upon such Persons under this Lease shall be joint and several

28.11 Re~làtionship Betwe~ñ; Lease arid Development Agreement. In the event of any conflict or
inconsistenc~:between this Lea~é:and the Development Agreement, this Lease shall control.

[SIGNATURES APPEAR ON NEXT PAGEJ
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IN TESTIMONY WHEREOF, Lessor and Lessee have caused this Lease to be signed as of the
day and year first above written.

LESSOR:

Date of execution by Lessor:
_____________,20

APPROVAL RECOMMENDED: CITY AND COUP ~oF HONOLULU, a municipal
corporation of the State of Hawaii

By Department of Budget and Fiscal Services
Department of Community Services .~ -

:;.• Name:

APPROVED AS TO FORM AND LEGALITY: .

Deputy Corporation Counsel

LESSEE:
I4ALEWAI’OLU SENIOR DEVELOPMENT, LLC,Date of execution by Le;s~e . a Hawaii limited liability company

By:..Halewai’olu-Michaels, LLC,
a Hawaii limited liability company,
Lth Managing Member

By ___

Name:
Title:
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EXHIBIT A

LEGAL DESCRIPTION AND ENCUMBRANCES

[TO BE ATTACHED: LEGAL DESCRIP11ON AND LIST OF ALL ENCUMBRANCES OF RECORD)
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EXHIBIT B

ADDITIONAL PERMITTED EXCEPTIONS

Permitted Exceptions shall include all of the following, as they existed on the Commencement Date:

1. All leases, Subleases, tenancies and rights of occupancy affecting the Premises caused
or permitted by Lessee or by anyone claiming by, through, or under Lessee;

2. All rights, if any, for electricity, gas, telephone, water, cablettelevision, and any other
utilities to maintain and operate lines, cables, poles, and distribution.bo5<es in, over and upon the
Premises;

3 Possible projections or encroachments of retaining walls foundations, stoops areas
steps sills trim cornices standpipes fire escapes casin~s ledges, water tables lintels, porticos,
keystones, windows, hedges, copings sidewalk elevators fences fire escapes, and the like, or similar
projections or objects upon under, or above any adjoining buildings or streets or avenues or those
belonging to adjoining premises which encroach upon the Premises or within any se~ back areas and
vanations between the lines of record title and fences retaining walls hedges and the like

4 Variations between the tax map and the record::d?sbription of the Land;

5. Zoning, environmental, municipal, building, and ~ali;~other laws, regulations or similar
matters imposed by any federal state municipal, or local government or any public or quasi-public board,
authority or similar agency having junsdiction over the Premises or any portion thereof,

6 All notes or notices of any violation of law or municipal ordinances orders, or
requirements noted in or issued by any Government having or asserting jurisdiction, now or hereafter
affecting the Premises, and

7 The lien for all taxes charges, rents assessments and any other governmental charges
which are not yet due and payable

8 [RESERVED — all exceptions (including encroachments identified on applicable
ALTA Survey) accepted or deemed accepted by Lessee as a result of its due diligence
investigation]

[REMAINDE~ OF THIS PAGE INTENTIONALLY LEFT BLANK]
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EXHIBIT C

FORM OF INCOME CERTIFICATION

VERIFICATION OF INCOME

RE: Halewai’olu Senior Residences
133 1-1347 River Street Honolulu Hawaii 96817

Apartment Number: _____________- Initial Occu~~thdy Date:

I/We, the undersigned, being first duly sworn, state that IA~e.have read and
answered JUly, and truthfblly each ofthe following questions for all persons who are to occupy
the unit in the above apartment development for whicWapplication is made, aiFófwhoni are
listed below: . . .

A. B C I). E.
Name of Relationshipto Age Social Security Place of
Members Head of :. Number Emplo~nent

ofthe Household Household :.:. ..

Head of Household: . ~.

Spouse

I The anticipated income ofall the above persons during the 12-month
period beginning this date, including income described in Item 1(a) below, but excluding all
income described m subitem (b) below, is $__________

The amoun !~‘ forthabàveincludes all ofthe following income (unless such
income is désdtibed in (b) below):

(i) all wages and salaries, overtime pay, commissions, fees, tips and
bonuses béfpre payroll deductions;

(II) net income from the operation of a business or profession or from the
rental of real orpersonal property (without deducting expenditures for business expansion
or amortization of capital indebtedness or any allowance for depreciation of capital
assets);

(iii) interest and dividends (include all income from assets as set forth in
Item 2(b) below);

(iv) the full amount of periodic payments received from social security,
annuities, insurance policies, retirement finds, pensions, disability or death benefits and
other similar types of periodic receipts;



(v) payments in lieu of earnings, such as unemployment and disability
compensation, workmen’s compensation and severance pay;

(vi) the maximum amount ofpublic assistance available to the above
persons;

(vii) periodic and determinable allowances, such as alimony and child
support payments and regular contributions and gifts received from persons not residing
in the dwelling;

(viii) all regular pay, special pay and allowances of a member ofthe
Armed Forces (whether or not hvmg in the dwellmg) who is the head ofthe household or
spouse; and --

(ix) any earned income tax credit to the extent it exceeds income tax
liability.

(b) The following income is excluded froriit ó amouitset forth above:

(i) casual, sporadic or irregular gifts;•

(ii) amounts which are specifically for or m reimbursement of medical
expenses;

(in) lump sum additions to family assets, such as mheritances, Insurance
payments (includmg payments under health and accident insurance and worker’s
compensation), capital gains and settlement for personal or property losses,

(iv) amounts of educational scholarships paid directly to a student or an
educational institution, and amounts paid by the govermnent to a veteran for use in
meetmg the costs oftuition, fees, books and equipment, but in either case only to the
extent used for such purposes,

(v) ha±ái-dous duty to a member ofthe household in the armed forces who
is awa~t~pm home an*:exposed to hostile fire;

(yi) rplócation payments under Title II ofihe Uniform Relocation
Assistance andtéäl Property Acquisition Policies Act of 1970;

(vii) income from employment of children (including foster children)
under the age of 18 years;

(viii) foster child care payments;

(ix) the value of coupon allotments under the Food Stamp Act of 1977;

(x) payments to volunteers underthe Domestic Volunteer Service Act of
1973;



(xi) payments received under the Alaska Native Claims Settlement Act;

(xii) income derived from certain submarginal land ofthe United States
that is held in trust for certain Indian tribes;

(xiii) payments on allowances made under the Department of Health and
Human Services’ Low-Income Home Energy Assistance Program;

(xiv) payments received from the Job Partnership Training Act;

(xv) income derived from the disposition of fii~ids ofthe Grand River Band
of Ottawa Indians, and

(xvi) the first $2000 of per capita sharcs ~tceived ff6injudgment tirnds
awarded by the Indian Claims Conuiussion or the Court of Claims or from funds held in
trust for an Indian tnbc by the Secretary of Interior

2 Ifany ofthe persons described in Column A in the table above (or any
person whose income or contributions were included in Item 1 above) has any savings, stocks,
bonds, equity in real property or other form of capital investment (excluding interests in Indian
trust lands), provide:

(a) the total value ofall snob a St~pned by ali.sheh persons:
$ ,and ~

(b) the amount of income expected to be denved from such assets m the 12-
month period commencing this date $___________________

3 (a) Will all of the persons listed in Column A above be, or have they
been, full-time studeigs during five calendar months ofthis calendar year at an educational
institution (other than a correspondence school) with regular faculty and students9

(b) (Complete only ifthe answer to Item 3(a) is “Yes”) Is any such person
(other than nonrisi4ent aliens)tharried and eligible to file ajoint federal income tax return?

Yes

Yes_______ No



We acknowledge that all of the foregoing information is relevant to verification of
our status as Tenants of a Regulated Unit and compliance with City affordable housing policies
and ordinances and HUD affordable housing program requirements. We consent to the
disclosure of such information by the City to HUD and other third-parties involved in the audit,
monitoring or enforcement of such policies or programs.

We declare under penalty of perjury that the foregoing is true and correct.

Date:

Head of Household

Spouse



FOR COMPLETION BY PROJECT LESSEE ONLY:

Calculation of eligible income:

(A) Enter amount entered for entire household from Item 1 above:
$___________________

(B) Is the amount entered in Item 2(a) above is greater than $5,000? Yes I No

If the answer to Item 1(B) is “Yes,” please complete subitems(1)’Qii) below:

(i) The product of the amount entered in Item 2(a) abaveard the current passbook
savings rate as determined by HUD: $_________________

(ii) The amount entered in Item 2(b) above:. :$________________

(in) Item IQ) minus Item IQ) (if less than $0, enter $0) $___________________

(C) TOTAL ELIGIBLE INCOME (Item 1(A) plus;:if applicable, Item I(B)(iii)):
$_______

II. Income Qualification: .

(A) Is the amount entered in Item 1(C) less than or equal to thirty percent (3 0%) of
median incothe for th&Area? Yes I Nb

(B) Is the amountóntered liii em 1(C) less tb~h or equal to sixty percent (60%) ofmedian
income for the Area? Yes / No

(C) Is the amount entered in Item 1(C) less than or equal to eighty percent (80%) of
median inconidfàr the Meal Yes / No

111. Numb&óf apartment unit assigned: ______________ (enter here and on page one)

Lessee



EXHIBIT))

[FORM OF CERTIFICATE OF CONTINUING PROGRAM COMPLIANCE]

CERTIFICATE OF CONTINUThIG PROGRAM COMPLIANCE

Capitalized terms not otherwise defined in this Certificate of Continuing Program
Compliance shall have the meanings set forth in that certain Lease dated ____________, by and
between the City and County of Honolulu, a municipal corporation of the State of Hawaii (the
“City”), and ___________________________, a _______________________________ (tile. ~Lessee”), with respect
to the below-referenced Project (such agreement, the “Agreement”)J -

Witnesseth that on this _______ day of . .-.. , the undersigned,
having leased from the City that certain affordable semor rental housing development known as
Halewai’olu (the “Project”), does hereby certify that dunng the preceding year (i) such Project
was continually in compliance with the Lease, (ii) _________of the residenual units m the
Project were occupied by Qualified Tenants at Affordable Rents, (in) and does hereby farther
certd~’ that the representations set forth herein are true and correct to the best of the
undersigned’s knowledge and belief. .

Set forth below are the nám :~ of the Qualified Tenants who commenced or
tenmnated occupancy during the preceding year

Commenced Occupancy Terminated Occupancy
1. . ~•.•. --:: .~____________

.--~-.,. 3: ______________

Attached is a separate sheet hstmg the number of each residential unit and
indicating which residential umts are occupied by Qualified Tenants, the size, the number of
bedrooms of such residential units and the respective number of Qualified Tenants who
commenced occupancy of residential units during the preceding year

: :.- No; of Total Eligible Size

Unit No. CIs. of Unit .; Bedrooms Rent Income (Sq. Ft.)

Total Number ofUnits:

Number of Lower Income Tenants commencing occupancy this year:



EXHIBIT E

NOTICE ADDRESSEES
(INCUDING REQUIRED COPY RECIPIENTS

LESSOR:

Attn: ____________________________________

Telephone: ________________________________

Facsimile: ___________________________________

Email _________________________________

Withacopyto: •:

Attn: __________________________

Telephone:
Facsimile: _______________________ _________

Email: ___________________________________

LESSEE Halewai’olu Senior DeVêloprriént,;LLC
737 BIshop Street, Suitel52O ..

Honolulu, Hawaii 96813 ...

Attn Ms Mon ika Mordasini Rossen Vice President of Development
Ms. Kärën Seddon, Vice.President of Development

TéI.~phone: (808) 691-9446
Fáósimile: (~Q~) 888-2976
Email mmordasinl@themichaelsorg corn

With a copy to

Settle Meyer Law LLLC
900 FbftStreet Mall, Suite 1800
RonolülU~HawaH96813
Attn: Scott W. Settle
Telephór~: (808) 540-2400
Facsiniilè: (808) 694-3054

..E.rn~iI: ssel±le~settlemeyerlaw.com

1



EXHIBIT F

SERVICE OF PROCESS

National Registered Agents of HI, Inc.
1136 Union Mall, Unit 301
Honohilu, Hawaii 96813
United States
AUn: Halewai’olu Senior Development, LLC

I



EXHIBIT D

Development Schedule
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DEVELOPMENT SCHEDULE
HalewaFolu Senior Residences

As of November 5,2015

Activity Completion Date

PLANNING AND DESIGN

Development Award April2015
Confidentiality Agreement Complete April 2015
Development Agreement & Ground Lease Negotiated April - October 2015
Development Agreement Council Approval November - December2015
Concept / Schematic Plan: Site & Vertical June - December 2015
Entitlement (Due Diligence and Discretionary Approvals) January - December 2016
Schematic! Construction Plan: Site & Vertical January - December2016
Submit Construction Plan: Site & Vertical December 2016
Contractor Bid & Negotiation January - May 2017
Contractor Contract Finalized May 2017
Construction Plan Approvals: Site & Vertical (Ministerial) May 2017

FINANCING

Prepare FHLB Seattle AHP 2015 Application April - May 2015
Submit FHLB Seattle AHP 2015 Application May 2015
FHLB Seattle AHP 2015 Application Award * November - December 2015
Prepare 2016 1st Round Consolidated Application January - March 2016
Prepare Equitable TOD Loan Fund Program Application January - March 2016
Submit Equitable TOD Loan Fund Program Application April 2016
Submit 2016 1” Round Consolidated Application April 2016
Equitable TOD Loan Fund Program Award July 2016
HHFDC 2016 1st Round Consolidated Application Award ** July 2016
HHFDC Board Approval of LIHTC & Bond Award July 2016
HHFDC Board Approval of RHTF Award August 2016

CLOSING

Draft Equity Limited Partnership Agreement Circulated January- June 2017
Draft Loan Documents Circulated January - June2017
Closing June 2017

CONSTRUCTION and LEASE UP
Construction Begins July 2017
Marketing Begins March 2019
Leasing Begins July 2019
Construction Complete July 2019
Occupancy Complete September - October 2019
~ If award not received, application will again be submitted in 2016.

‘ If award not received, application will again be submitted in 2016 2~ Round.
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EXHIBIT E

Budget

NovemberS, 2016 53



Hãlewai’oluSeniorResjdjnces

BUDGET

Sources
Permanent Ioan - Continental Mortgage $ 8,366,000
Permanent Loan - Rental Housing Trust Fund (HHFDC) $ 16,370,000
LI HTC Equity - Prestige Affords ble Housing Equity Partners $ 21,678,195
LIHTC Fee Rebate (HHFDC) $ 76,406
FHLBAHPSubs1dy $ 1,000,000
Total Sources $ 47,490,601

Uses
Development - Soft Costs $ 10,914,008

Developer Fees
Insurance
Lease-Up Costs
Legal Fees
Lender Fees
Lender Interest
LIHTC Fees
Planning and Entitlement
Property Insurance
Real Estate Taxes
Soft Cost Contingency
Syndication Fees
Title & Recording Fees

Construction - Hard Costs $ 36,576,593
Demolition
Hard Costs Contingency
New Construction

Total Uses $ 47,490,601



Halewarolu Senior Residences
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EXHIBIT F

City’s Sexual Harassment Policy

Article 18. Sexual Harassment Policy for Employer Having a Contract with the City

Sec. 1-18.1 “Sexual harassment’ --Definition.
(a) For the purpose of this article, “sexual harassmentu means any of the following:

(1) Unwelcome sexual advances, requests for sexual favors, and other
verbal or physical conduct or visual display of a sexual nature directed
by an officer or employee to a second officer or employee when:
(A) Submission to the advances, requests, or conduct is a term

or condition of the second officer’s or employee’s
employment;

(B) Submission to or rejection of the advances, requests, or
conduct is used as the basis for employment decisions relating
to the second officeror employee; or

(C) The advances, requests, conduct, or visual display has the
purpose or effect of:
(i) Substantially interfering with the second officer’s or

employee’s work performance; or
(ii) Creating an intimidating, hostile, or offensive working

environment for the second officer or employee;
(b) Unwelcome sexual advances, requests for sexual favors, and other verbal or

physical conduct or visual display of a sexual nature directed by an officer or
employee to an individual under consideration for employment with an
employer when:
(1) Submission to the advances, requests, or conduct is used as a

term or condition for the employment of the individual;
(2) Submission to or rejection of the advances, requests, or conduct is

used as the basis for a decision to employ or reject the individual; or
(3) The advances, requests, conduct, or visual display has the purpose or

effect of:
(A) Substantially interfering with the individual’s ability to display

qualifications for employment; or
(B) Creating an intimidating, hostile, or offensive

environment in which the individual seeks employment;
and

(c) Unwelcome sexual advances, requests for sexual favors, and other verbal or
physical conduct or visual display of a sexual nature directed by an officer or
employee to an individual engaged in business with an employer when:
(1) Submission to the advances, requests, or conduct is a term or

condition of the individual’s engagement in business with the
employer;

(2) Submission to or rejection of the advances, requests, or conduct
is used as the basis for a decision on the individual’s engagement
in business with the employer; or

(3) The advances, requests, conduct, or visual display has the purpose or
effect of:
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(A) Substantially interfering with the individual’s engagement in
business with the employer; or

(B) Creating an intimidating, hostile, or offensive environment
in which the individual engages in business with the
employer.

(Added by Ord. 93-84)

Sec. 1-18.2 Other definitions.
For the purpose of this article:
“City officer in charge” means the city executive officer having the final authority to

enter into or renew a contract with an employer.
“Employee” means an individual employed by an employer.
“Employer” means a sole proprietorship, partnership, profit or nonprofit

corporation, or any other private person employing at least one individual.
“Individual engaged in business with an employer” means an individual who:
(1) Is performing services as an independent contractor with an employer:
(2) Is seeking an independent contract with an employer;
(3) Is seeking to sell or has sold products or services to an employer;
(4) Is engaged or seeking to engage in a business activity jointly with an

employer;
(5) Is a customer or seeking to become a customer of an employer: or
(6) Is a client or seeking to become a client of an employer.
“Individual under consideration for employment with an employer’ means an

individual who has applied for and is being considered for employment with an
employer.

“Officer means an individual sewing as a director, officer, partner, or proprietor
of an employer. (Added by Ord. 93-84)

Sec. 1-18.3 Applicability of article.
This article shall apply to the following employers having contracts with the city:
(1) An employer under contract to provide products or services to or on

behalf of the city;
(2) An employer with a contract to lease real property from the city; and
(3) An employer with a contract to operate a

concession on city property.
(Added by Ord. 93-84)

Sec. 1-18.4 Sexual harassment policy required of employer.
(a) Each employer to which this article applies shall have and enforce a policy

prohibiting sexual harassment which sets forth the same or greater
protections than those contained in Article 17 which are correspondingly
applicable to the employer’s business and including the following:
(1) Prohibitions against an officer’s or employee’s sexual harassment of the

following:
(A) Another officer or employee of the employer;
(B) An individual under consideration for employment with the

employer: or
(C) An individual doing business with the employer;

(2) A provision prohibiting a management or supervisory officer or
employee from knowingly permitting a subordinate officer or
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employee to engage in the sexual harassment prohibited under
subdivision (1);

(3) A prohibition against retaliation towards an officer, employee, or
individual who has complained of sexual harassment, conducted
art investigation of a complaint, or acted as a witness during an
investigation of a complaint;

(4) A prohibition against a malicious false complaint of sexual harassment by
an officer, employee, or individual;

(5) Provisions allowing an officer, employee, or individual to make
a sexual harassment complaint to an appropriate
management, supervisory, or personnel officer or employee;

(6) Procedures for investigating a sexual harassment complaint in an
unbiased, fair, and discreet manner with appropriate safeguards
to maintain confidentiality and protection from embarrassment;

(7) A provision requiring the use of the “reasonable person of the same
gender standard,” as described under Section 1-17.6, to
determine if sexual harassment has occurred;

(8) Disciplinary actions which may be imposed on an officer or employee
who committed a prohibited act; and

(9) For an employer with at least five employees, a provision requiring the
annual viewing of a video on the sexual harassment policy by each
management or supervisory officer or employee,

(b) The policy required under this section shall be in effect for at least the duration of
the employer’s contract with the city.

(c) The department of finance shall prepare a standard form of the policy required
under this section. The standard form shall set forth a policy containing
minimum requirements which conform to this section.

(Added by Ord. 93-84)
Sec. 1-18.6 Pledge of compliance -- Prohibition on contract without

pledge -- Revocation, termination, or suspension of
contract for noncompliance with pledge.

(a) When entering into or renewing a contract with an employer, the city officer in
charge shall require the employer to pledge compliance with:
(1) This article; and
(2) The sexual harassment policy set forth in the standard form prepared by

the department of finance.
A provision in the contract or renewal document shall express the pledge.

Approval of the contract or renewal document by the employer shall be deemed an
agreement with the pledge.
(b) A city officer in charge shall not enter into or renew a contract with an

employer unless the employer agrees to the pledge required by this section.
A city officer in charge may revoke, terminate, or suspend a contract with an

employer if finding that the employer is not in compliance with the pledge required by
this section.
(Added by Ord. 93-84)
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Sec. 1-18.6 Debarment for violation.
(a) The director of finance may debar an employer who, contrary to a pledge

made pursuant to Section 1-18.5, has violated this article or the sexual
harassment policy set forth in the standard form prepared by the department
of finance.
The director of finance shall have discretion in determining whether to debar an
employer for a violation. When making a debarment decision, the director of
finance shall consider the seriousness of the violation and any remedial
measures taken by or mitigating factors applicable to the employer.

(b) The debarment of an employer:
(1) Shall extend to the employers divisions or other organizational elements:

and
(2) May extend to a business affiliate of the employer if so ordered by the

director of finance. A “business affiliate of the employer’ means a
business concern, organization, or individual which, directly or
indirecfly:
(A) Has the power to control the employer;
(B) Is subject to the control of the employer; or
(C) Is subject, along with the employer, to the control of a third party.

Any provision of this section applicable to a “debarred employer” also shall be
applicable to a division or other organizational element of the debarred
employer and, if so ordered by the director of finance, a business affiliate of
the debarred employer.

(c) The director of finance shall set the debarment period for a debarred
employer. The debarment period shall be commensurate with the
seriousness of the employer’s violation, but not more than three years.

(d) Unless the director of finance orders otherwise for a compelling reason, a
debarred employer shall not be eligible for the following during the
debarment period:
(1) The award or renewal of a contract with the city; or
(2) A subcontract to another person’s contract with the city.

(e) The director of finance shall establish procedures for making a decision on
the proposed debarment of an employer. The procedures shall include, but
not be limited to, the following:
(1) Notice to the employer proposed to be debarred; and
(2) An opportunity for the employer to present arguments against debarment.
The director of finance also may establish rules or policies deemed necessary to
implement this section.
The procedures, rules, and policies shall be in conformance with HRS Section

103D-702 and any rules of the state procurement policy office.
(Added by Ord. 93-84)

Sec. 1-18.7 Rules.
The department of finance shall have the power to enact rules pursuant to

FIRS Chapter 91 to carry out the purposes of this article. (Added by Ord. 93-84)

[*Edftorls Note: Section 3 of Ord. 93-84 requires the department of finance to prepare
the standard form required under Sec. 1-17.4(c) by January 1, 1994. Section 3 of Ord.
93-84 also provides that Art. 18 shall apply to an employer entering into or renewing a
contract with the city after December31, 1993.]
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